* If feasible, the building shali be relocated to a lot similar in size and topography to the
original.

e The building or structure to be relocated shall be similar in age, style, massing, and size to
the existing historic structures in the area in which it will be relocated. _

o The building or structure to be relocated shall be placed on its new lot.in the same
orientation and with the same setbacks to the street as its placement on its original lot.

* A relocation plan shall be prepared prior to relocation to ensure that the Ieast destructive
method of relocation shall be used.

e Alterations or additions to the historic building or structure proposed to further the relocation

‘process shall be evaluated in accordance with Secretary of the Interior's Standards.

» The appearance, including materials and height, of the new foundations for the relocated
historic structure shall match those original to the building or structure as closeiy as possible,
taking into account applicable codes.

¢ Licensed professional building movers shall be used to relocate a historic building,

¢  Whenever possible, buildings shall be moved in one. piece. If problematic -structural or
relocation route conditions preclude moving a building as a single unit, then partial
disassembly into large sections is acceptable. Total disassembly of building components

_shall he avoided except under extreme situations.

¢ Buildings or their components shall be protected from damage durlng the moving process by
adding bracing, or strapping, or by temporarily infilfing door and window openings for
structural rigidity. . :

Demolition of Hlstonc Buildings. Demolition shall only be considered after all other possible

mitigation, such as rehabilitation, and relocation, have been determined to be infeasible. The .

negative effects of historic building removal may be reduced by: carefully documenting the

appearance of a building and its site and ‘by salvaging historic materials for reuse.

Documentation shall be conducted prior to demolition and shall include the preparation of Level

I HABS. This document shall include: ‘

+ Drawings: a full set of measured drawings depicting existing or historic conditions.

» Photographs: photographs with largeformat negatives of exterior and interior views;
photocopies with large-format negatives of select existing drawings or historic views where
available.

* Written data: History and description.

Important features and materials of a building and its site shall be salvaged to the extent
feasible prior to demalition. These can be recycled for use in simifar buildings undergoing repatrs
or rehabilitation. Suitable items may include:

e Hardware, light fixtures

¢ Columns, baseboards, cornices, and other decorative trim

» Paneling and other decorative wall or ceiling finishes

» Mantels, staircases, siding, trim, windows and doors

e Heavy timbers, logs, flooring, and other structural elements

e Tile, stone, and other masonry elements

Although the implementation of these measures would lessen the severity of impacts associated

with relocation and demolition of historical resources, in many instances these impacts would
remain potentially significant.

Level of Significance After Mitigation: Significant and unavoidable.
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C. LAND USE

Potential impact: 'Direct and Cumulative Impacts Associated with a Conflict with the Clty of V|sta
General Plan _
Implementation of the DVSP Update would be consistent w:th all General Plan goa!s and pohcues
with the exception of the policies relating to traffic. Implementation of the DVSP Update would not
be consistent with Goal 1, Policy 1.2, or Policy 1.7 of the Circulation Element and Criterion E of the
Community Facilities Element because implementation of the DVSP Update would result in .the
following intersections operating at a LOS of E or F (PEIR, Section 4.9.5.1):

S. Santa Fe Avenue/Main Street (LOS F, AM and PM Peak Hours)

. Y
S. Santa Fe Avenue/E. Broadway (LOS F, AM and PM Peak Hours)

S. Santa Fe Avenue/Guajome Street (LOS F, AM and PM Peak Hours)
Pala Vista Drive/S. Santa Fe Avenue (LOS F, AM and PM Peak Hours)
Vale Terrace/Vista Way {(LOS E, AM and PM Peak Hours)

Escondido Avenue/Postal Way (LOS E, PM Peak Hour)

Meilrose Drive/Olive Avenue (LOS E, PM Peak Hour)

Escondido Avenue/S. Santa Fe Avenue (LOS F, PM Peak Hour)
Escondido Avenue/Eucalyptus Avenue (LOS F, PM Peak Hour)

e o o o & o % U @

Facts in Support of Finding: As discussed below, implementation of Mitigation Measures Tra-1

- through Tra-10 would minimize impacts associated with increases in operational traffic to the extent . -

feasible; however, two intersections would continue- to operate at a LOS below D: Santa Fe
Avenue/E. Broadway and Santa Fe Avenue/Guajome Street. Therefore, |mpé|cts would remain
significant and unavoidable to these two intersections. " Refer to Section VI, Alternatives to the
Project, for a discussion of the No Project, Reduce Project, and Expanded Street Conflguratlon
Alternatives, which would reduce land use impacts compared to the proposed DVSP Update.

Level of Significance After Mitigation: Significant and unavoidable.

D. TRAFFIC

‘Potential Impact: Direct and Cumulative Impacts Associated with the Exceedance of LOS Standards
Build-out of the DVSP Update would cause an increase in traffic that is substantial in relation to the
existing traffic load and capacity of the strest system because it would result in a substantial
increase in vehicle trips that would exceed the LOS standards established for roadways and
intersections. Implementation of the DVSP Update would result in potentlally significant impacts to
the following intersections:

S. Santa Fe Avenue/Main Street (LOS F, AM and PM Peak Hours)

S. Santa Fe Avenue/E. Broadway (LOS F, AM and PM Peak Hours)

S. Santa Fe Avenue/Guajome Street (LOS F, AM and PM Peak Hours)

Pala Vista Drive/S. Santa Fe Avenue (LOS F, AM and PM Peak Hours)

Vale Terrace/Vista Way (LOS E, AM and PM Peak Hours)

Escondido Avenue/Postal Way (LOS £, PM Peak Hour)

Melrose Drive/Olive Avenue {LOS E, PM Peak Hour)

« Escondido Avenue/S. Santa Fe Avenue (LOS F, PM Peak Hour)

+ Escondido Avenue/Eucalyptus Avenue {LOS F, PM Peak Hour) (PEIR, Section 4.14.5.1)

Additionally, the eastbound SR-78 segment from Vista Village Drive to Escondido Avenue would
operate at LOS F in the PM Peak Hour with implementation of the DVSP Update. Therefore,
implementation of the DVSP Update would resuit in a significant impact to this freeway segment.
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Facts in Support of Finding: Implementation of measures Tra-1 through Tra-3 and Tra-5 through Tra-
9 would reduce the identified significant impacts to SPA intersections to the extent feasibie. Tra-4
would reduce impacts to the S. Santa Fe Avenue/Guajome Street intersection to a less than
significant level, however, this mitigation measure is infeasible due to the constraints associated
with the roadway width. S. Santa Fe Avenue would be reduced to two lanes on this segment with
implementation of the proposed project; therefore, an additional left turn lane from Guajome Street
onto S. Santa Fe Avenue could not be accommodated. Widening S. Santa Fe Avenue along this
segment would conflict with Project Objective 8 for the proposed project because it would not
provide improved pedestrian facilities within the SPA. Therefore, mitigation measure Tra-4 would not
be implemented. With implementation of mitigation measures Tra-1 through Tra-3 and Tra-5

teard CDA imtarcmctinme W 14 ko rodiim~ad lace +Hhom  cidgmifingm
thrcugh Tla‘g, impacts 1o impacted SPA intersections would be reduced to- less than: ::!glllubduL

levels, with the exception of the Santa Fe Avenue/E. Broadway intersection in the PM peak hour and
the Santa Fe Avenue/Guajome Street intersection in the AM and PM peak hours. Therefore, impacts
to these two intersections would remain significant and unavoidable.

Implementation of mitigation measure Tra-10 would reduce the identified significant impact to the -
" eastbound SR-78 segment from Vista Village Drive to Escondido Avenue to a less than significant
level. However, since the improvements to SR-78 are proposed within the jurisdiction of another
public agency (Caltrans), the City cannot guarantee their implementation. Therefore, the impact
would remain significant and unavoidable. Refer to Section VI, Alternatives to the Project, for a .
discussion of the No Project Alternative, Reduced Project Alternative, and Expanded Street -
~ Configuration Alternative, which would reduce traffic impacts compared to the proposed DVSP
Update. . .

Mitigation Measure Tra-1: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening Melrose Drive at
the Olive Avenue intersection to include an additional left-turn lane for south southbound
traffic onto Olive Avenue, and right turn lanes in both directions onto Olive Avenue.

Mitigation Measure Tra-2: S. Santa Fe Avenue will not be reduced to two lanes between Visla
Village Drive and Main Street. Prior to issuance of a building permit for any future project
under the DVSP Update, the project applicant shall pay its fair share towards restriping S.
Santa Fe Avenue just southeast of Main Street to transition S. Santa Fe Avenue to two lanes
in the southern direction, and to four lanes in the northern direction.

Mitigation Measure Tra-3: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward restriping E. Broadway at
the S. Santa Fe intersection to a right turn only lane at the intersection in order to restrict
westhound left-turn movements from E. Broadway onto S. Santa Fe Avenue. Additionally, the
project applicant shail pay its fair share toward restriping on S. Santa Fe Avenue that would
allow for a left turn lane for southbound traffic on S. Santa Fe Avenue onto E. Broadway.

Mitigation Measure Tra-4: Prior to issuance of a buiiding permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening and restriping
westbound Guajome Street at the S. Santa Fe Avenue intersection to allow for an additional
left-hand turn fane onto S. Santa Fe Avenue. This measure is considered to be infeasible due
to the constraints associated with the roadway width.

Mitigation Measure Tra-5: Prior to issuance of a building permit for any future project under the

DVSP Update, the project applicant shall pay its fair share toward signalizing the Pata Vista
Drive/Santa Fe Avenue intersection with a four-way traffic signal.
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Mitigation Measure Tra-6: Prior 1o issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening the Escondido
Avenue and S. Santa Fe intersection. S. Santa Fe Avenue would be widened to provide an
additional left turn lane in each direction. Escondido Avenue would be widened to include an
additional through lane and right turn lane for northbound traffic. :

Mitigation Measure Tra-7: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening southbound Vale

Terrace at the E. Vista Way intersection to include a separate right-turn lane onto E. Vista
Way. :

Mitigation Measure Tra-8: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward restriping Escondido
Avenue at the Eucalyptus Avenue intersection to include three through lanes for northbound
traffic. The project applicant shall also pay its fair share to widen Eucalyptus Avenue at this
intersection to include a right-turn lane for eastbound traffic onto Eucalyptus Avenue.

Mitigation Measure Tra-9: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward improving Escondido
~Avenue at the Postal Way intersection to include a separate right turn lane for northbound -
traffic onto Postal Way.

Mitigation Méasure Tra-10:  Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall-pay its fair share toward adding an HOV fane to the
~ eastbound side of SR-78.

Level of Significance After Mitigation: Significant and unavoidabie.

VI.  ALTERNATIVES TO THE PROJECT

CEQA requires that a PEIR describe a range of reasonable alternatives to the project, or to the
location of the project, which could feasibly attain most of the basic objectives of the project but
would avoid or substantially lessen the project’s significant impacts, and that it evaluate the
comparative merits of the alternatives. Based on the State CEQA Guidelines, three project
alternatives to avoid or reduce significant project impacts were identified and addressed in the PEIR:
the No Project Alternative, the Reduced Project Alternative, and the Expanded Street Configuration
Alternative.

In considering and rejecting certain alternatives, the project objectives must be weighed against the
ability of the various aiternatives to meet them. As stated above in Section I, the project objectives .
that were identified in the PEIR and considered in these Findings are:

1. Develop four distinct planning areas within the SPA, each of which provides specific types of
development opportunities based on community need, existing uses, and location within the
SPA. The planning areas will include a gateway mixed use district, civic and entertainment
district, mercantile and retail district and larger scale retail district.

2. Identify design and development guidelines for each of the four planning areas and the
entire SPA that address the following: permitted uses, prohibited uses, operating standards,
fences and walls, landscaping, parking and loading, lighting, signs, standards for specific
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land uses, lighting and security, building design, architectural design, and circulation and
access. :

3. Provide new mixed-use commercial and residential development opportunities in the SPA,
including up to 1,270 new dwelling units and 1.8 million square feet (SF) of commermal retail
and office uses.

4. ldentify landscape design guidelines for the SPA to improve the aesthetic environment of the
downtown area and create a cohesive community design plan.

5. Improve traffic circufation within the SPA, including improvements to the following
intersections: Olive Avenue and N. Melrose Drive; S. Santa Fe Avenue and E. Broadway; S.

- Santa Fe Avenue and Pala Vista Drive; S. Santa Fe Avenue and Guajome Street; S. Santa Fe
Avenue and Escondido Avenue; Vale Terrace and E. Vista Way; and Escondido Avenue and
Eucalyptus Avenue.

" 6. Provide water, sewer and storm drain infrastructure |mprovements in the SPA to serve the
proposed commercial and residential uses.

7. Preserve the historic downtown area of Vista by creating a Character Overlay Zone and
requiring architectural design styles and construction methods and materials that are
compatible with the surrounding area. :

‘8. Increase the use of alternative transportation within the SPA by prowdmg |mproved'
pedestrian, bicycle and transit facilities and corridors that are easily accessible to the public.

9. Provide residential housing for a variety of income levels and housing needs by offering
various -housing types including. live/work units, single-family dwelllngs multiple-family -
dwellings, and senior housing developments.

10. Increase public safety by clearly delineating pedestrian. C|rculat|on through landscaping,
walkways, ‘and decorative hardscape as well as creating pedestrian pathways between
parking areas and businesses.

11.Promote sustainable development principles by encouraging high-density commercial
development near the core of the district,” connected to residential development with
pedestrian corridors.

12.Create an 18-hour activity area at the core of the SPA, featunng a vanety of resxdenttal
development and large anchor retail with increased building heights and building density.

A. Alternative 1: No Project
A Description

CEQA requires the No Project Alternative to be addressed in a PEIR. Under the No Project Alternative,
it is assumed that the DVSP Update would not be adopted and the existing SP #26 would be the
applicable planning document for the downtown area. The Vista General Plan would remain the
applicable planning document for areas outside of the existing SP #26 boundary included in the
proposed SPA. Development and redevelopment would continue to occur in the proposed SPA
boundary under SP #26 and the City General Plan; however, the DVSP Update would allow higher
intensity development in the SPA as compared to this alternative by accommodating greater mixed
use commercial and residential development. Additionally, the No Project Alternative would not
adopt the design and development guidelines identified in the DVSP Update and would not construct
the proposed public services and roadway improvements discussed therein (PEIR, Section 6.3.1).

2. Attainment of Project Objectives
The No Project Alternative would meet only one of the 12 objectives identified for the DVSP Update,

and would partially fulfill two other objectives. This alternative would meet Objective 4 because
landscape design guidelines exist for the SPA. This alternative would partially meet Objective 3
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because it would accommodate new commercial and residential development opportunities, but not
to the extent of the DVSP Update. This alternative would partially meet Objective 9 because it would
accommodate multi-family residential and mixed-use residential development, but would not
accommodate live/work units or senior housing development. The No Project Alternative would not
meet Objective 1 because it would not develop four distinct planning areas; Objective 2 because it
would not identify design and development guidelines for four distinct planning areas; Objective 5
because it would not implement the proposed circulation improvements; -Objective 6 because it
would not implement the proposed water, sewer and Storm drain infrastructure improvements;
Objective 7 because it would not create a Character Overlay Zone to-preserve the historic downtown
area; -Objective 8 because it would not improve pedestrian, bicycle and transit facilities and

irdals +
corridors; Objective 10 because it would not implement design and development guidelines to

increase public safety by clearly delineating pedestrian circulation; Objective 11 because it would not
implement the sustainable development principles; or Objective 12 because it would not: create an
18-hour activity area at the core of the SPA. .

3. impacts

Aesthetics: Impacts to scenic vistas would be less than significant, S|m|Iar to the- DVSP -Update,
because the No Project Alternative would not result in significant impacts to any designated scenic
vistas.within the SPA. The No Project Alternative would not implement the design and development
. guidelines that would enhance the visual character and guality of the downtown area; therefore, the
No Project Alternative would result in increased impacts to visual character and quality compared to
the proposed project. Less than significant impacts associated with lighting and glare would be -
slightly reduced under the No Project- Aiternative because the intensity of ‘development and
redevelopment under the No Project Alternative would be less than.under the DVSP Update.

Air Dualitv- The No Prpiect Aifornnhuc would b
Al LY.
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because build-out of SP #26 was included in the populatlon assumptions made by the San Diego
Association of Governments (SANDAG) and utilized in the air quality plan. Imptementation.of the No
Project Alternative would not accommodate land uses typically associated with the production of
objectionable odors. Therefore, the No Project Alternative would result in less than significant
impacts to these issues. Overall, construction and operational emissions would be reduced under
this aiternative because less development would occur; however, vehicular emissions may be the
same because this alternative does not promote transit-oriented development. However, impacts
wouid still be anticipated to be significant under this alternative and require mitigation measures.
The No Project Alternative would accommodate residential and commercial development with the
potential to expose sensitive receptors to TACs from nearby gas stations or dry cleaners. The
mitigation proposed for the DVSP Update would also reduce impacts associated with this alternative
to:below a significant level.

Biological Resources: - Future development under the No Project Alternative would have the potential
to directly impact sensitive Diego coastal sage scrub and exotic riparian woodland habitats located
within the plan boundary and the sensitive species supported by these habitats, including migratory
species. Additionally, future development adjacent to Buena Vista Creek or its tributaries would have
the potential to result in a significant impact to a jurisdictional waterway, similar to the proposed
project. The mitigation identified in PEIR would also be required to reduce impacts to a less than
significant level under the No Project Alternative. Implementation of the No Project Alternative would
not conflict with existing regulations or the North County MHCP or Natural Community Conservation
Plan (NCCP), because the project area is not identified for conservation as a Biological Core
Resource Area (BCRA) or Focused Planning Area (FPA) in the North County MSCP and future
development would be required to conform to the NCCP Guidelines.
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Climate Change: The No Project Alternative would support a less intensive build-out of uses in the
SPA area compared to the DVSP Update; however, development under the No Project Alternative
would be business-as-usual (BAU). Therefore, compared to the DVSP Update, the No Project
Alternative would result in greater greenhouse gas (GHG) emissions from vehicular sources, energy
consumption, water use, solid waste disposal, and construction activities. This impact would be
significant and mitigation would be required.

Cultural_Resources: The No Project Alternative would involve demolition/remodeling of potentially
significant historical resources .in the SPA and would have the potential to impact significant
archaeological resources in currently undeveloped areas during ground disturbing construction
activities. Therefore, implementation of the No Project Alternative would result in a potentially
significant impact and the mitigation measures identified in the PEIR would be required. The
discovery of human remains would comply with applicable State law and, therefore, be less than
significant. Impacts to paleontological resources would be less than significant because the

underlying soils have low potential to contain paleontological resources.

Geology and Soils: The No Project Aiternative would result in similar less than significant.impacts as
the DVSP Update for geologic hazards, unstable soils, and expansive soils because compliance with
IBC and CBC standards and implementation of site-specific geotechnical - investigation .
recommendations required under the Grading and Erosion Control Ordinance would ensure that
impacts would be fess than significant. Implementation of BMPs required by the City's Stormwater
Standards Manual would ensure that impacts associated with soil erosion are less than significant:

Hazards and Hazardous Materials: The No Project Alternative would result in potentiaiiy Ssignificant
impacts with regard to: 1) hazards to the public, environment, and nearby schools through the -
routine use, transport, and disposal of hazardous materials; and 2) impairment of emergency.
response and evacuation plans from construction-related road closures or detours; however, these
impacts would be reduced to less than significant levels via compliance with applicable regulations;
and submission of building plans to the VFD for review and approval. The No Project Alternative .
would have the potential to result in significant impacts to persons or the environment as a result of
previous land uses that used or generated hazardous materials or wastes. The mitigation measures
- proposed in the PEIR would be required to reduce impacts associated with this alternative to a less
than significant level.

Hydrology and Water Quality; Required compliance with the City's Stormwater Ordinance and
Groundwater Ordinance, including preparation of an erosion control plan and impiementation of
minimum BMP requirements, would ensure that construction required for future development under
SP #26 would not result in a significant impact to individual project site hydrology. However, impacts
associated with flooding would be increased under the No Project Alternative because the drainage
improvements proposed in the DVSP Update, including the new Santa Fe Avenue drainage basin
along Tributary 1, would not be implemented. The downtown area would remain within the 100-year
flood area under this alternative. Impacts would be significant and mitigation would be required.
Implementation of BMPs according to the City's Stormwater Standards Manual, and compliance with
the Standard Urban Stormwater Mitigation Plan (SUSMP) through the Stormwater Ordinance, the
City's Grading Ordinance, and required National Pollution Discharge Elimination System (NPDES)
permits would reduce water quality impacts of the-No Project Alternative from sediment-laden runoff
during construction and operational pollutants post-construction to a less than significant level.

Land Use: The No Project Alternative would not result in an impact with regard to confiicts with
neighboring land uses or the physical division of an established community because similar types of
activities and uses would occur in the downtown area under both scenarios. Additionally, the No
Project Alternative would be caonsistent with all applicable adopted land use plans, policies and
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regulations except Goal. 1, Policy 1.2, and Policy 1.7 of the General Plan Circulation Eiement and
Criterion E of the Community Facilities Element because several intersections currently operate at a
LOS E or LOS F, or would operate at a LOS E of LOS F in 2030 without implementation of the DVSP
Update, as identified below in the Traffic discussion. -Therefore, the No Project Alternative would
result in a significant impact related to consistency with the Generat Plan. Mitigation measures
would be required.

Noise: The No Project Alternative would result in permanent increases in ambient noise levels from
operation of new development and redevelopment and temporary noise impacts and groundborne
vibration impacts from construction. tmpacts would be potentially significant and the mitigation
measures proposed in the PEIR would be required to reduce them to a less than significant lével. -
Less than significant impacts to traffic noise would be reduced under this alternative because-
vehicle trips associated with this alternative would be reduced. The No Project Alternative would not -
expose people to aircraft noise.

Population and Housing: The No Project Alternative would directly and indirectly induce population

growth; however, this growth is consistent with forecasted growth for the City. Additionally, the No -

Project Alternative would accommodate the construction of new housing in the downtown-area and -

. would not displace substantial. numbers of exnstmg housing, necessitating the construction of.
replacement housmg elsewhere.

Public Serwces Demand for services from the SDCSD and VUSD currently exceed the capacity-of
these service providers. Therefore, future development under the No Project Alternative would result.
in an increase in demand for police and school services that would have the potential to exceed the
capacity of existing SDCSD or VUSD facilities requiring the construction of new facilities or
substantial alterations to existing facilities, the effects of which could have significant environmental
impacts. Implementation of the mitigation measures proposed in the PEIR wouid be required to
reduce impacts under this alternative to a less than significant tevel. The VFD would have adequate :

facilities to serve future development in the SPA under No Project Alternative.

Recreation: The No Project Alternative would not result in the removal of existing recreational
activities; however, the new recreational opportunities proposed under the DVSP Update wouid not
be constructed under this alternative. The No Project Alternative would not aid the City in maintaining
its goal of 4.49 acres of parkland for every 1,000 residents, but would accommodate new growth in
the SPA consistent with existing plans. Therefore, future growth. under the No Project Alternative
would.result in increased demand on existing recreational facilities and would result in a greater
impact associated with the deterioration of these facilities. lmpacts to existing recreational facilities
under this alternative would be potentially significant. However, because the No Project Alternative
would not require new recreational facilities to be provided in the SPA, it would result in fewer
environmental impacts associated with the construction or expansion of recreational facmtles in the
SPA,

Traffic and Girculation: The No Project Alternative would accommodate iess intensive growth in the
downtown area as compared to the DVSP Update; therefore, increases in traffic would be somewhat -
reduced under this alternative. However, DVSP Update proposed roadway and intersection
improvements would not be implemented under this alternative, resulting in a greater traffic impact
as compared to the proposed project. The following intersections would operate at an unacceptable
LOS without implementation of the DVSP Update:

s Melrose Drive/Olive Avenue (LOS E, PM Peak Hour)
« Santa Fe Avenue/E. Broadway (LOS E, PM Peak Hour)
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+ Pala Vista Drive/Santa Fe Avenue (LOS F, PM Peak Hour)

« Escondido Avenue/Santa Fe Avenue (LOS F, PM Peak Hour)

» Vale Terrace/Vista Way (LOS E, AM Peak Hour) .

» Escondido Avenue/Eucalyptus Avenue (LOS F, PM Peak Hour)

Impacts would be anticipated to be significant and require mitigation. Less than significant impacts
associated -with potential hazards from traffic queuing at driveways would be reduced under this
alternative because traffic would be reduced in the SPA as compared to the DVSP Update. Impacts
associated with emergency access would be mitigated to a less than significant impact with
mitigation measure Haz-3. Less than significant parking supply impacts would be similar under this:
alternative because future development under the No Project Alternative would be required to
comply with existing parking regulations. The No Project Alternative would not conflict with the.
existing alternative transportation services provided.in the SPA because future development under
this afternative would be required to be compatible with existing land uses under SP #26. :

Utitities; The No Project Alternative would not result in a. significant impact associated. with an
increase in the demand for wastewater treatment or energy because adequate wastewater
© treatment and energy facilities are in place to serve development under the No Project Alternative.
However, the No Project Alternative would not implement the stormwater improvements proposed. in
the DVSP Update that would remove the SPA from the 100-year floodplain. Therefore, stormwater
facilities would be inadequate under this alternative and would result in a significant impact. Build- -
out of the existing land uses proposed for SPA would result in a greater demand for water as
. compared to ultimate build-out of the {and uses proposed under the DVSP Update, in part, because
of the greater. number of residential units allowed under the ultimate build-out of the existing
General Plan and SP #26 (1,723 units) as compared to the number of units allowed under the build-
out of the DVSP Update (1,680 units). Therefore, the No Project Alternative-would resuit in a greater
demand on water supply than the DVSP Update. Deveiopmeént under No Project Alternative would
not exceed the capacity of Miramar Landfill and would not result in significant impact assomated
with solid waste disposal or compliance with AB 939,

4, Summary:

The No Project Alternative would accomphsh only one of the twelve objectives |dent|f|ed for the DVSP
Update, and would partially fill two others. The alterative would result in reduced impacts associated
light or glare, consistency with -air quality standards, biological resources, construction of new
recreational facilities, and traffic hazards. However, this impact would result in greater impacts
associated with GHG emissions, flood hazards, existing recreational facilities, increases in traffic,
water supply, and stormwater facilities. - Significant and unavoidable impacts to air quality, historical-
resources, conflicts with the General Plan, and increases in traffic would still occur under thls
alternative,

Additionally, upon completion, implementation of the DVSP Update is prOJected to generate a total of
approximately 7,886,100 in property tax revenue. Build-out would also create over $100,000 in
sales tax revenue per year for the City. The No Project Alternative would resuit in reduced revenues
for the City-from property tax and sales tax revenues because total development would be reduced
under this alternative. The proposed project is also projected to create approximately 3,500 new
jobs from commercial/retail uses. The number of jobs would be reduced under the No Project
Alternative because less commercial and retail development would be accommodated. The
construction of the land uses accommodated under the DVSP Update would generate substantial
revenue to the local economy and provide a significant number of construction-related jobs over the
20 year period until build-out of the Plan. The No Project Alternative would not generate as much
revenue to the local economy or create the same number of construction jobs from project
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construction due to the reduced development that would occur under this alternative. Additionally,
this alternative would not redevelop the downtown area to provide an entertainment and cultural
destination for City residents. Therefore, the environmental advantages associated with this
alternative do not outweigh the economic and social advantages of the proposed project.

B. Alternative 2: Reduced Project Alternative

1. Description

.The Reduced Project Alternative would implement the proposed DVSP Update; however, the area
that the Plan would apply to would be reduced to the original SP#26 boundary. This area includes
portions of PA-3, PA-1a, and PA-2. PA4 and PA-1b would be eliminated under this alternative. The
area-wide design and development plan, as well as the planning area .specific design and
development plans, for the three applicable planning areas (PA-1a, PA-2, and PA-3) would be
implemented. In the original SP #26 boundary, the development densities that would be
accommodated under the proposed DVSP Update would be accommodated by the Reduced Project
-Alternative; however, overall development would be reduced because the development
accommodated under the DVSP Update outside of the SP #26 boundary would not be implemented
-under the-Reduced Project-Alternative. This alternative would reduce the size of the SPA by
“approximately 35 percent. Based on this reduction, the Reduced. Project Alternative: would
accommodate a total of approximately 1,090 dwelling units and 1,706,155 SF of development,
compared to 1,675 dwelling units and 2,624,854 SF of development under the’ DVSP Update. The
existing City General Plan would remain the applicable planning document for the area out3|de of the
. original SP #26 boundary (PEIR, Section 6.3.2). .

"2, - Attainment of PrOJGCt Objectives

The'Reduced Project Alternative would meet six of the 12 objectives identified for the DVSP. Update
partially Tuifiii five other objectives, and wouid not meet one objective. This aiternative wouid meet
Objective 4 because it would implement the proposed landscape design guidelines in the reduced
SPA. It would fulfill Objective 2 because it would identify design and development guidelines for the
reduced SPA. This alterative would fulfill Objective 7 because it would create a Character Overlay
Zone in the historic downtown area. The Reduced Project Alternative would fulfill Objective 9
because it would accommodate a variety of housing types, including mixed-use residential and
live/work units. The Reduced Project Alternative would fulfill Objective 10 because it would
implement ‘the proposed design and development guidelines to increase public safety by clearly
delineating pedestrian circutation, and would fulfill Objective 11 because it would implement the
proposed sustainable development principles. The Reduced Project Alternative would partially meet
Objective 1 because it would develop three, but not four, distinct planning areas. It would partially
fulfill Objective 3 because it would accommodate new commercial and residential development
opportunities, but not to the extent of the DVSP Update. The Reduced Project Alternative would
partially fulfill Objectives 5 and 6 because it would implement some of the proposed circulation and
infrastructure improvements identified for the DVSP Update, but only those proposed within the
Reduced Project Alternative boundary. Objective 8 would be partially fulfilled because this
alternative would improve pedestrian, bicycle and transit facilities and corridors surrounding the
Vista Transit Center, but would not provide improved connectivity to the Escondido Avenue Sprinter
Station. This alterative would not fulfill Objective 12 because it would not create an 18-hour activity
area at the core of the SPA. The 18-hour activity area is proposed in PA-4, which is not included in
the reduced SPA boundary.
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3. Impacts

Aesthetics: The Reduced Pro;ect Alternative would result in less than significant impacts to scenic
vistas and visual character and quality within the original SP #26 area because future development
would not affect any designated scenic vistas and would enhance the overall visual character and
quality of the downtown area. However, the areas outside of the original SP #26 would remain the
- same and would not be redeveloped with improvements to visual character. - Therefore, impacts
associated with visual character-and quality would be increased as compared to the proposed
project. Less than significant impacts associated with lighting and glare would be reduced under the
" Reduced Project Alternative because the total amount of development accommodated by this
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alternative would be less than the total amount ccw.mcdated under the DVSP Update.

- Air Quality: The Reduced Project Alternative would result in less than significant impacts with regard
to consistency with the applicable air quality plan because the Reduced Project Alternative would be
consistent with or below SANDAG population forecasts utitized in the air quality plan. Additionally,
. the land uses accommodated under the Reduced Project Aiternative do not typically result in the
production of objectionable odors. - Therefore, the Reduced Project Alternative would result in less
than significant impacts to these issues. The Reduced Project Alternative would accommodate
mixed-use. development with the potential to expose sensitive receptors to TACs from nearby gas
stations and dry cleaners. Mitigation. would reduce impacts to below a significant level. The Reduced -
Project Alternative would result in reduced impacts in terms of consistency with air quality standards
because build-out of the proposed SPA under this alternative would be reduced by approximately 35
- percent. As a result, construction, operational, and vehicuiar emissions would be reduced; however,
development would still be likely to exceed the thresholds for significance, and mitigation measures
similar to those proposed in the PEIR, would be required.

-Biological Resources: The Reduced Project Alternative would have a reduced impact t6 Diegan
coastal sage scrub, and the sensitive species supported.by this habitat because the SPA under.the
Reduced Project Alternative would.not include the Diegan coastal sage scrub on the edge of PA-1b.
However, this alternative would have the potential to impact the exotic riparian woodland habitat
tocated in PA-2, including the migratory species potentially supported by this habitat. Mitigation
would be required to mitigate the potential impact to this habitat and associated migratory species.
Additionally, future development adjacent to Buena Vista Creek or its tributaries would have the
potential 1o result in a significant impact to a jurisdictional walerway; however, impacts would be
. reduced under this alternative because a large above-ground portion of Tributary. 1 would not be
located in the reduced SPA area. Implementation of this aiternative would not conflict with adopted
plans, policies, and regulations, including the North County MHCP or NCCP, because the reduced
SPA is not identified for conservation as a BCRA or FPA in the North County MSCP and future
development would be required to conform to the NCCP Guidelines.

Climate Change: The Reduced Project Alternative is reduced in scope compared to the proposed
DVSP Update, would accommodate a smaller total build-out, and would implement the sustainability
guidelines in the DVSP Update that would reduce GHG emissions compared to BAU. Therefore, GHG
emissions from vehicular sources, energy consumption, water use, solid waste, and GHG emxssmns

during construction and operation would be reduced under this alternative.

Cultural Resources: Development under the Reduced Project Alternative wouid have the potential to
involve the demolition and/or remodeling of potentially significant historical buildings in the SPA or
impact potentially significant archaeological resources or human remains during ground disturbing
construction activities. Therefore, similar to the DVSP Update, the mitigation measures proposed in
the PEIR would be required to reduce impacts. The discovery of human remains would comply with
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applicable State law and be less than significant, and impacts to paleontological resources would be
less than significant because the underlylng soils have low potentual to contain paleontologlcai
resources. -

Geology and Soails: The Reduced Project Alternative would result in less than significant impacts for
geologic hazards, unstable soils, and expansive soils because future development would be required

to comply with IBC and CBC standards and implement site-specific geotechnlcal investigation
recommendations. Additionally, implementation of required BMPs would ensure that impacts
associated with soil erosion would be less than significant.

Hazards and Hazardous Materials: Compliance with applicable regulations and submission of
building plans to the VFD for review and approval would reduce to-a less than significant level
-impacts associated with: 1) hazards to-the public, environment, -and nearby schools through-the
routine use; transport, disposal, or the accidental release of hazardous materials; and 2) impairment
of emergency response and evacuation plans from construction-related road closures or detours.
Future development under the Reduced Project Alternative would have the potential to result in
significant impacts to persons or the environment as.a result of previous land uses that utilized or
generated hazardous materials or wastes. The mitigation measures proposed in the PEIR would be
required to reduce impacts to a less than significant level.

Hydrology and Water Quali Reqmred compliance with the City's Stormwater Ordinance and .
Groundwater Ordinance would ensure that construction required for future development projects
would not result in a significant impact to individual site hydrology. Impacts associated with flooding
post-construction would be increased under the Reduced Project Alternative because the drainage

improvements within the reduced SPA boundary would not include the new Santa Fe drainage basin -

along Tributary 1 at the corner of Santa Fe Avenue and Monte Vista Drive. The SPA would continue
to be located within the 100-vear floodplain and a significant impact would occur. Implementation of
BMPs according to the City's Stormwater Standards Manual, and compliance with the SUSMP
. through the Stormwater Ordinance, the City's Grading Ordinance, and required NPDES permits would
reduce water quality impacts of the Reduced. Project Alternative during construction activities and

post-construction to a less than significant level.

Land Use: The Reduced Project Alternative would not result in an impact with regard to conflicts with
neighboring land uses or the physical division of an established community because similar types of
activities and uses would occur in the downtown area under both scenarios. The Reduced Project
Alternative would result in reduced traffic impacts as compared to the DVSP Update; however,
impacts associated with traffic would remain potentially significant and unavoidable. Therefore, the
Reduced Project Alternative would result in a significant and unmitigable impact related to conflicts
with traffic-related policies in the City’s General Plan.

Noise: The Reduced Project Alternative would result in permanent increases in ambient noise levels
from operation of new development and temporary noise impacts and groundborne vibration
impacts from construction. Impacts would be potentiaily significant and the mitigation measures
proposed in the PEIR would be required to reduce impacts to a less than significant level. Less than
significant impacts to traffic noise would be reduced under this alternative because vehicle trips
associated with this alternative would be reduced as compared to the DVSP Update The Reduced
Project Alternative would not expose people to aircraft noise.

Population and Housing: The Reduced Project Alternative would be consistent with forecasted growth

for the City. Additionally, the Reduced Project Alternative would accommodate the construction of
new housing in the downtown area and would not disptace substantial numbers of existing housing,
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necessitating the construction of replacement housing elsewhere. Impacts would be less than
significant.

Public Services: Demand for services from the SDCSD and VUSD currently exceed the capacity of
these service providers. Therefore, future development under the Reduced Project Aiternative would
result in an increase in demand for police and school services that would exceed the capacity of
existing police and school facilities requiring new facilities or substantial alterations to existing
facilities, the construction of which could result in significant environmentat effects. Implementation
of the mitigation measures proposed in the PEIR would be required to reduce impacts to a less than
significant level. The VFD would have adequate facilities to serve future development'under
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Reduced Project Alternative because the VFD has adequate facilities to serve the DVSP Update, and

development would be reduced under the Reduced Project Alternative.

Recreation: This alternative would result. in a less than significant impact associated with
deterioration of existing recreational facilities because the Reduced Project Alternative would. result
in the development of some new recreational facilities in the reduced SPA which would aid the City in
meeting its parkiand goal by implementing the design and development guidelines that encourage
tecreational facilities throughout the SPA. Less than significant impacts associated with
construction or expansion of recreational facilities would be reduced under this alternative because
fewer facilities would be developed under the Reduced Project Alternative.

Traffic and Circulation: Impacts to roadway and intersection LOS within the Reduced. Project
- Alternative boundary would be reduced as compared to the DVSP Update because the reduced SPA
~ would not include traffic from development in PA-4 or PA-1b. However, traffic impacts would still be
anticipated to be significant and unavoidable, even with implementation of the mitigation. measures -
proposed in the PEIR. The Reduced Project Alternative would mitigate impacts associated with .
traffic hazard from vehicles queuing at driveways with implementation of mitigation measurée Haz-3.
- Parking supply impacts would be similar under this alternative because future development would.
be required to comply with parking requirements established in the DVSP Update. This alternative
-.would not result in a conflict with existing alternative transportation services; therefore, impacts to
alternative transportation under this alternative would be less than significant.

Utilities: The Reduced Project Alternative would not result in a significant increase in demand for
wastewater treatment or energy that would require the construction or expansion of new facilities
because adequate wastewater treatment facilities and energy infrastructure are in place to serve
larger DVSP Update. However, the Reduced Project Alternative would not implement the stormwater
improvements proposed: in the DVSP Update that would remove the SPA from the 100-year
floodplain; therefore, stormwater facilities would be inadequate to serve the development proposed
and a significant impact would occur. The Reduced Project Alternative proposes similar land uses in
a reduced SPA; therefore, impacts related to water supply would be less than significant, because
adequate water supply exists to serve the larger DVSP Update. Development under the Reduced
Project Alternative would not exceed the capacity of Miramar Landfill and would not result in
significant impact associated with solid waste disposal or a conflict with AB 939.

4, Summary

The Reduced Project Alternative would meet six of the 12 objectives identified for the DVSP Update,
and would partially fulfill five other objectives. This alternative would result in reduced impacts
associated with construction of light or glare, consistency with air quality standards, biological
resources, new recreational resources, and increases in traffic. However, this alternative would
result in greater impacts associated with flood hazards and stormwater facilities. Significant and
unavoidable impacts to air quality, historical resources, conflicts with the General Plan, and
increases in traffic would still occur under this alternative.

32



Additionally, upon completion, impiementation of the DVSP Update is projected to generate a total of
approximately 7,886,100 in property tax revenue. Build-out would also .create over $100,000 .in
sales tax revenue per year for the City. The Reduced Project Alternative would result in reduced
property tax and sales tax revenues because total development would be reduced under this
alternative. The reduced project would accommodate a total of approximately 1,090 dwelling units
and 1,706,155 SF of development, compared to 1,675 dwelling units énd 2,624,854 SF of
development under the DVSP Update. Therefore, development would be reduced by approximately
35 percent, which would reduce property tax revenue to approximately 487.5 million, and annual
sales tax revenue to approximately 65,000. The proposed project is projected to create
approximately 3,500 new jobs from commercial and retail uses. The number of jobs would be
reduced by approximately 35 percent (resulting in 1,225 fewer jobs) under the Reduced Project
Alternative because less commercial and retail development would be accommodated. The
construction of the land uses accommodated under the DVSP Update would generate substantial
revenue to the local economy and provide a significant number of construction-refated jobs over the
20 year build-out of the Plan. The Reduced Project Alternative would not generate as much revenue
to the local economy or create the same number of construction jobs from project construction due
to reduced development as compared to the proposed project. Additionally, this alternative would
- not include the development of an 18-hour activity area in PA-4 to provide an entertainment
destination for City residents. Therefore, the environmental advantages associated with this
alternative do not outweigh the economic and social advantages of the proposed project.

C. Alternative 3: Expanded_ Street Configuration Alternative

1. Descnptron

Under this alternative, S. ‘Santa Fe Avenue would not be narrowed to two lanes through PA3 S.
Santa Fe Avenue would be four lanes throughout the planning area and wouid inciude a median,
Additionally, Olive Avenue would be extended across the NCTD railroad tracks to connect to W.
Orange Street. The connection of Olive Avenue to Vista Village Way would be removed and Olive
Avenue would end at a dead-end at Vista Village Way. This would encourage traffic to use Melrose
Drive to connect to the neighborhoods northeast of the SPA, instead of S. Santa Fe Avenue. The
proposed DVSP Update would be implemented under this alternative, including the SPA boundary
expansion, all design and development guidelines, proposed land use densities, and public
infrastructure and circuiation improvements, with the exception of narrowing S. Santa Fe Avenue to
two lanes through PA-3. Under the DVSP Update, S. Santa Fe Avenue would be narrowed to two
vehicular lanes (one in each direction) to incorporate pedestrian circulation improvements "and
encowage walkability in PA-3. Under the Expanded Street Configuration Alternative, S. Santa Fe
Avenue would be a major thorcughfare through the SPA (PEIR, Section 6.3.3).

2. Attainment of Project Objectives

The Expanded Street Configuration Alternative would fully meet 10 of the 12 obJectlves identified for
the DVSP Update and partially fulfill the other two objectives. This alternative would fulfill Objective 1
because it wouid deveiop four distinct pianning areas; Objective 2 because it would identify design
and development guidelines for four distinct planning areas; Objective 3 because it would
accommodate the same new commercial and residential development opportunities as the DVSP
Update; Objective 4 because it would implement the landscape design guidelines for the SPA;
Objective 5 because it would improve traffic circulation; Objective 6 because it would implement the
proposed water, sewer and storm drain infrastructure improvements; Objective 7 because it would
create a Character Overlay Zone to preserve the historic downtown area; Objective 9 because it
would accommodate a variety of housing types; Objective 11 because it would implement the
sustainable development principles; and Objective 12 because it would create an 18-hour activity
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area at the core of the SPA. This alternative would partially fulfili Objective 8 because it wouid.not
improve pedestrian, bicycle and transit facilities and corridors in PA-3 to the extent provided under
the DVSP Update; and partially fulfill Objective 10 because it would implement design and
development guidelines to increase public safety by clearly delineating pedestrian circutiation in most
of the SPA, but pedestrian circulation would not be greatly improved along S. Santa Fe Avenue in PA-
3.

3. Impacts

Because the DVSP Update design and development guidelines, proposed land use densities, and.
public infrastructure and circulation improvements would all be implemented under this alternative,
with the only exception of narrowing S. Santa Fe Avenue to two lanes, most impacts under this
alternative would be the same as those identified for the DVSP Update. Therefore, the discussion
below focuses only on the impacis that differ under this alternative compared to the proposed
project, which are the .impacts related to traffic/circulation on S. Santa Fe Avenue. Impacts that
- would be the same under this alternative as those identified for the DVSP Update include aesthetics,
air quality, bioclogical resources, climate change, cultural resources, geology and soils, hazards and
hazardous materials, hydrology and water quality, noise, populatlon and housing, public services;
- and utilities.

- -Land Use: The -Expanded Street Configuration Aiternative would not result in a conflict with
neighboring land uses or the physical division of an established community because the same types
of activities and uses would occur in the downtown area under both scenarios. Additionally, the
Expanded Street Configuration Alternative would result in fewer impacts related to consistency with
adopted land use-plans, policies, and regulations because the Expanded Street Configuration -
Alternative -‘would result in fewer traffic impacts that would conflict- with General Plan policies as-
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result in a significant traffic impact prior to mitigation. :

Recreation: - The Expanded Street -Configuration Alternative would not result in the removal of
existing recreational aclivities. However, while most of the recreational facilities proposed in the
DVSP Update would be constructed under this alternative, the Expanded Street Alternative would not
encourage the mid-biock pedestrian areas that would be encouraged under the DVSP Update
because S. Santa Fe Avenue would remain a major thoroughfare and enhanced pedestrian paths to
create pedestrian activity areas would not be implemehted. Therefore, this alternative would not aid
the City in meeting its parkiand goals to the extent of the DVSP Update. The Expanded Street
Configuration-Alternative would result in fewer impacts associated with construction or expansion of :
recreational facilities because fewer facilities would be developed under this alternative in PA-3.

Traffic: The Expanded Street Configuration Alternative would accommodate the same amount of
growth in the downtown area compared the DVSP Update; therefore, increases in traffic would be the
same under this alternative. However, the street configuration would be modified under this
alternative. The Expanded Street Aiternative wouid resuit in a significant impact to the foliowing
intersections:

« Meilrose Drive/Olive Avenue (LOS E in AM Peak Hour, LOS F in PM Peak Hour)
+ Santa Fe Avenue/E. Broadway (LOS F, PM Peak Hour)

+ Santa Fe Avenue/Guajome Avenue (LOS E, PM-Peak Hour)

« Pala Vista Drive/Santa Fe Avenue (LOS F, AM and PM Peak Hour)

« FEscondido Avenue/Santa Fe Avenue (LOS F, PM Peak Hour)

« Vale Terrace/Vista Way (LOS E, AM Peak Hour)}
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+ Escondido Avenue/Eucalyptus Way (LOS F, PM Peak Hour)

The DVSP Update would also result in a significant impact to these intersections; however, the
significant impact to each intersection would be reduced under the Expanded Street Configuration
Alternative, with the exception of the Melrose Drive/Olive Avenue intersection. Additionally, the
Expanded Street Configuration Alternative would not result in a significant impact to the Santa Fe
Avenue/Main Street intersection or the Escondido Avenue/Postal Way intersection. The DVSP
Update would significantly impact both of these intersections. Therefore, impacts associated with
increases in traffic volumes would be reduced under this alternative. However, mitigation measures
Tra-1, Tra-3 through Tra-5, Tra-7, and Tra-8 would still be required to reduce impacts under this

alternative.. All impacts:to these intersections would be reduced to below a level of significance with
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mmgat:on under the Expanded Street Configuration Alternative.

This alternative would reduce impacts associated with emergency access 10 a less than significant
level with impiementation of mitigation measure Haz-3. Parking supply impacts under this aiternative
would be similar to the DVSP Update because future development under this alternative. would be
required to comply with the parking requirements proposed in the DVSP Update. Impacts associated
with alternative transportation would be slightly " greater under this alternative because
improvements to pedestrian facilities along S. Santa Fe Avenue in PA-3 would be fewer under the
Expanded Street Conflguratlon Alternative. .

4, Summary

The Expanded Street Configuration Alternative would fully meet 10 of the 12 objectives identified for
the DVSP Update and partially fulfill the other two objectives. This alternative would result in
.reduced impacts associated with conflicts with the General Plan, construction of new recreational
facilities, and, increases in traffic. - However, this alternative would result in greater impacts
associated with existing recreational facilities and alternative transportation. Significant and
unavoidable impacts to air quality and historical resources would still occur under this alternative:;

Additionally, upon completion, implementation of the DVSP Update is is projected to generate a total
of approximately 7,886,100 in property tax revenue. Build-out would also create over $100,000 in
sales tax revenue per year for the City. The Expanded Street Configuration Alternative would result in
the same revenues for the City from development impact fees and tax increment revenues because
total devetopment would be the same under this alternative. Additionally, this alternative would also
be expected to create approximately 3,500 new jobs from commercial and retail uses, generate
substantial revenue to the local economy, and provide a significant number of construction-related
Jjobs over the 20 year build-out of the Pian, similar to the proposed project. However, this alternative
would not provide enhanced pedestrian facilities along S. Santa Fe Avenue, This would reduce the
revenue generated by redevelopment along S. Santa Fe Avenue compared to the proposed project by
making the businesses along this commercial corridor less accessible to pedestrian traffic. The lack
of improved pedestrian facilities along this corridor would not achieve the City’s goal to promote the
S. Santa Fe Avenue corridor as a cuitural destination in the SPA. Therefore, the environmental
advantages associated with this alternative do not outwelgh the economic.and social advantages of
the proposed project.

C. Environmentally Superior Alternative

CEQA requires a PEIR to identify the environmentally superior alternative. If the environmentally
superior alternative is the No Project Alternative, CEQA requires that the PEIR identify an
environmentally superior alternative among the other alternatives (CEQA Guidelines Section
15126.6[e][2]).
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The Reduced Project Alternative is the- environmentally superior alternative, since it would reduce
impacts associated with nighttime lighting, air quality, biological resources, recreational facilities and
traffic, as compared to the proposed project. The Reduced Project Alternative would achieve the
DVSP Update goals to implement landscape design guidelines, identify design and development
guidelines, accommodate -a variety of housing types, increase public safety by clearly delineating -
pedestrian circulation, implement the proposed sustainable development principles, and create a
Character Overlay Zone. tt would only partially fulfifl the goals to develop four distinct planning areas,
accommodate new commercial and residential development opportunities,; improve circulation and
infrastructure, and improve pedestrian, bicycle and transit facilities and corridors. This alterative
would not fulfill the objective 12 to create an 18-hour activity area at the core of the SPA :
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VIi. FINDINGS REGARDING OTHER CEQA CONSIDERATIONS

A. Growth-Inducing Impacts of the Project

As required by the CEQA Guidelines, a PEIR must include a discussion of the ways in which the
proposed project could- dlrectly or indirectly foster economic development or population growth, or
the construction of additional housing and how that growth would, in turn, affect the surrounding
environment (CEQA Guidelines Section 15126.2[d]). Growth can be induced in a number of ways,
including the elimination of obstacles to growth, or through the stimulation of economic activity
within the region. The discussion of removal of obstacles to growth relates directly to the removal of
infrastructure limitations or regulatory constraints that could result in growth unforeseen at the time
of project approval According to CEQA Guidelines Section 15126.2(d), “it must not be assumed that
growth in any area’is necessanly beneficial, detnmental or of little S|gn|f|cance to the envnronment

The DVSP Update would have the potential to directly influence popu!ation in the Vista community by
accommodating 1,270 new residential units in the SPA, compared to existing conditions, for a total
of 1,675 residential units. SANDAG projects the number of housing units in the City to increase 16
percent between 2004 and 2030, from 30,169 to 34,945. The 1,270 units accommodated by the
buildout of the DVSP Update would account for approximately 3.6 percent of the total dwelling units
projected in the City. SANDAG projects a total poputation of 115,768 in the City by 2030, or
approximately 3.3 persons per dwelling unit. Therefore, buildout of the additional 1,270 residential
units accommodated by the DVSP Update would accommodate population growth of approximately
4,191 people in the DVSP Update area compared to existing conditions.” Growth in the DVSP Update
area would represent approximately 3.6 percent of the total population of the City.

The DVSP Update would accommodate an additional 1,866,737 SF of commercial, retail, and office
development. Therefore, it would have the potential to directly generate jobs and economic activity
in the SPA. Additionally, based on a factor of 3.3 persons per dwelling unit, implementation of the
DVSP Update would have the potential to generate approximately 4,191 residents. The estimated.
4,191 residents that would be added within the SPA would incrementally increase economic activity. -
‘The residents would primarily be served by the commercial and retail development accommodated
in the DVSP Update. However, residents may generate some activity in retail establishments in the
areas surrounding the SPA and may generate new demand for such services as landscaping,
gardening, and home cleaning and maintenance. The population that would be potentially
generated by buildout of the DVSP Update constitutes approximately 3.6 percent of the projected
population of the City for 2030, which SANDAG forecasts as approximately 115,768 persons. As
" stated above, project residents are would primarily draw of services provided by implementation of
the DVSP Update. Activity generated for services outside of the SPA would be expected to draw on
existing retail and commercial services already available in the area rather than inducing new service
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providers to relocate to the area. As a result, no significant physical effects are expected to résult
from economic growth generated by the DVSP Update, other than the commercial and retail growth
. accommedated directly by the DVSP Update The DVSP Update is expected to have beneficial
£conomic- ~effects on’1ocal’ retallers and service providers already located in the SPA because of the
resulting addltional actlwty -

The DVSP Update does not meet other criteria for being considered growth mducmg because it
would not remove obstacies to growth or encourage growth through the provision of new and -
-essential public services or access opportunities. Implementation of the DVSP Update would include
improvements to-public:services infrastructure; however, these improvements would serve buildout
of the SPA. The SPA:is already served by public services including water and sewer service.
Implementation of the DVSP Update would not extend public services into an area where these
services were previously unavailable. Nor would it result in urbanization of {and in a.remate location,
resutting in “leapfrog” development. The DVSP Update area is located in an urbanized area that is
served by an existing network of electricity, water, sewer, storm drain, communications, roadways,
and other infrastructure. :

B. Significant Irreversible Environmental Effects _ _

Section 15126.2(c) of the CEQA Guidelines requires a discussion of any significant irreversible
environmental changes that would be caused by the proposed project. Specaﬂcally Section . .
- 15126.2(c) states: :

Uses of nonrenewable resources during the ‘initial and continued phases of the
project may be irreversible, since a large commitment of such resources makes
removal or nonuse thereafter unlikely. Primary impacts and, particularly, secondary
impacts (such as highway ‘improvement: which provides -access to a previously
inaccessible area) generally commit future generations to similar uses. Also,
irreversible damage can result from environmental accidents associated with the
project. Irretrievable commitments of resources should be evaluated to assure that
such current consumption is justified.

Generaiiy, a project would result in significant irreversible environmental changes if:

« The primary and secondary impacts.would generally cornmlt future generations to simitar
uses;

» The project would involve a large commitment of nonrenewable resources;

» The project involves uses in which irreversible damage would result from any potential
environmental accidents associated with the project; or

« The proposed consumption of resources is not justified (e.g., the project involves the
wasteful use of energy). '

Implementation of the DVSP Update would result in the commitment of commercial, retail, office,
municipal, and residential uses in the SPA. While the existing SPA is currently developed with these
land uses, implementation of the DVSP Update would result in the redevelopment of existing
development as well as an overall increase in development intensity. Restoration of the SPA to pre-
developed conditions would not be feasible given the degree of disturbance, the urbanization of the
SPA in the existing condition, and the level of capital investment that would result from
implementation of the DVSP Update.

Resources that would be permanently and continually consumed by implementation of. the DVSP-
Update include water, electricity, natural gas, and fossil fuels; however, the amount and rate of
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consumption of these resources ‘would not result in significant environmental impacts or the
unnecessary, inefficient, or wasteful use of resources because future development would be
required to meet all applicable law regarding use of resources such as CCR Title 24, California’s
Energy Efficiency Standards for Residential and Nonresidential Buildings. Additionally, future
residents would be required to comply with any regulations regarding use of resources, such as
drought condition water conservation measures implemented by the VID. Construction activities
related to the DVSP Update, though previously analyzed, would result in the irretrievable
commitment of nonrenewable energy resources, primarily in the form of fossil fuels (including fuel
oil}, natural gas, and gasoline for automobiles and construction equipment.
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compliance with all applicable building codes, as well as PEIR mitigation measures, would ensure
that all natural resources are conserved to the maximum extent practicable. It is also possible that
new technologies or systems would emerge, or wouid become more cost-effective or user-friendly, to
further reduce the project reliance upon nonrenewable energy resources.

L .
The State CEQA Guidelines also require a discussion of the potential for irreversibie environmental
damage caused by an accident associated with the proposed project. Implementation of the DVSP
Update would allow for the development of land uses, such as commercial and manufacturing
facilities, that commonly store, use, and dispose of hazardous materials. Compliance with applicable
federal, State and local hazardous materials regulations such as the .Emergency Planning and
Community Right-to-Know Act, the California HSC, CCR Title 23, the Aboveground Petroleum Storage
Act, California Accidental Release Prevention Program, and the Hazardous Materials Building Plan
- requirements of the County Department of Environment Health would ensure that the DVSP Update
-would not result in irreversible environmental damage related to the reasonable foreseeable
accidental release of hazardous materials. -

VIll. CERTIFICATION OF THE PEIR

Pursuant to Public Resources Code § 21081 and State CEQA Gmdellnes § 15090, the Clty of Vista
certifies that:

1. The PEIR is an accurate and objective statement that fully complies with CEQA and the State
CEQA Guidelines;

2. As the decision making body for the City, the PEIR was presented to the City Council and the
City Counci! reviewed it and con3|dered the mformatlon in the PEIR prior to approving the
Project; and -

3. The PEIR reflects the City Council's independent judgment and analysis.

The City of Vista further finds that no comments or responses to comments made during or after the
review period for the PEIR, and receivéd prior to the adoption of these Findihgs, or made during any
other public hearing on the Project, rise to the level of significant new information requiring
recirculation or additional environmental review pursuant to State CEQA Guidelines § 15088.5.

IX. FINDINGS REGARDING MITIGATION MONITORING AND REPORTING PLAN
As required by Public Resources Code § 21081.6, the City, in adopting these Findings, also.adopts a
Mitigation Monitoring and Reporting Plan (MMRP). The MMRP is designed to ensure that, during the
Project, the City and all other responsible parties will comply with the mitigation measures adopted in
these Findings. The City Council hereby find that the MMRP, which is incorporated herein by
reference, meets the requirements of Public Resources Code § 21081.6.
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X.  CUSTODIAN OF RECORDS

.The location of the documents or other materials which constitute the record of proceedings upon -
which the City's decision is based is the City of Vista Community Development Department located at
600 Eucalyptus Avenue, Vista, CA 92084. The custodian for such records is the Community
Development Director at the same address.

Xl.  STAFF DIRECTION ' :

City staff is directed to file a Notice of Determination with the County of San Diego within five working
days of final Project approval.
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EXHIBIT C

STATEMENT OF OVERRIDING CONSIDERATIONS
FOR DOWNTOWN VISTA SPECIFIC PLAN UPDATE PROJECT
CEQA (PRC § 21081(b)}
CEQA GUIDELINES (CCR §15093)

The City of Vista (“City"} hereby adopts the following Statement of Overriding Considerations
for the Downtown Vista Specific Plan {DVSP) Update project pursuant to Public Resources
Code {PRC) § 21081 and State CEQA Guidelines § 15093 The Final Program Environmental
Impact Report (“PEIR”) for the project identifies significant environmeéntal effects that would
not be mitigated to below a level of significance and that would be allow_ed to occur as a
result of project approval by the City Council. The City finds that, although potential project-
related impacts have been avoided or substantially mitigated as described in the PEIR and
the Findings adopted by the City pursuant to State CEQA Guidelines § 15091, the project will -
have significant, unavoidable environmental impacts in the followmg areas: air quality,
cultural resources, land use, and traffic.- A

The City, after balancing the specific economic, legal, social, technological or other benefits
of the project, including considerations: for the provision of employment opportunities,
determines and finds that the unavoidable adverse environmental effects may be considered
“acceptabie” due to the following specific considerations.

The primary goal of the DVSP Update is to stimulate reinvestment in older and underutilized
properties to provide housing and commercial uses that would result in the re-creation of a
dynamic downtown area. The DVSP Update would be used as a tool to guide and direct new
redevelopment, economic development, streetscape and traffic improvements, parking,
pedestrian amenities, and mixed land uses in the Specific Plan Area (SPA). The project
-would develop four distinct planning areas within the SPA, each of which provides specific
types of development opportunities. A total of 1,270 new dwelling units and 1,866,737
additional square feet (SF) of development is proposed for SPA, compared to the exnstmg
condition.

Through implementation of the project, the DVSP Update will result in the following benefits
to the SPA and surrounding areas, and the City of Vista as a whole: ‘

1) Employment Benefits

a) Employment-Generating Land Uses. The DVSP Update would create new employment
opportunities in the City of Vista. The project proposes commercial/retail, office,
industrial, institutional, and service-oriented uses that would create a variety of
employment Opportunlties

b) New Employment. The total number of jobs anticipated to be created by the proposed
project is 3,500 jobs.

c} Persons Benefitting From New Employment Opportunities. Those that would benefit
from employment from development under the DVSP Update would range from
students at local high schools or colleges filling part-time positions, students and
adults filling fulltime positions, skilled tradesmen filling certain industrial and
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. commercial positions, and professionals filling commercial, office, and institutional

positions. Persons that live in the residential portion of the SPA would be prime

.. -candidates for part-time and full-time employment opportunities created by. the

redevelopment of the SPA.

2) ';Ecdnomic Benefits

a)

b)

Construction-related Revenues. The construction of development under the DVSP
Update would -generate substantial revenue to the local economy and provide a
significant number of construction-related jobs over a 20-year construction period.

Benefits to Local Businesses. The existing businesses in the downtown area and
-surrounding area are expected to benefit from the increased residential activity
accommodated by the proposed project, and from the visitors generated from the
revitalization of the area as a commercial/retail and entertainment dest.ination.

Property Tax Revenue. Build-out of the DVSP Update is projected to create nearly . -

~ $394,305 in property tax revenue per year for the City.

Property Tax Analysis

Assumptions: - , : : '
Projected Gross Sales Revenue $750,000,000
Property Tax-Rate : 1.05148%
Estimated Property Tax Qver 20 -Year -

Build-out Perlod ' $ 7,886,100

Sales Tax Revenue:. During the next 20 years, it is anticipated that Paseo Santa Fe
could absorb more than 1,000,000 sq. feet of commercial space, 70% of it office
space and 30% of it retail. In addition to the property tax revenues to be generated,
the DVSP would also generate significant sales tax dollars. It is estimated thal based
on industry standards for revenue per square foot, over $100,000 annually would be
generated on a non-inflated basis.

3) Redevelopment Benefits

a)

Dynamic Downtown Area. The primary goal of the DVSP Update is to stimulate
reinvestment in older and underutilized properties to provide housing and
commercial uses that would result in the re-creation of a dynamic downtown area.

~ Smart-Growth Community. The DVSP Update would enhance the downtown area and
- renew interest and activity in the area by creating a place where residents can live,
worK, shop, and play. The redevelopment proposed by the DVSP Update would
encourage residents in the SPA to shop and play in their community by providing,

attractive amenities close to home.

Commercial Destination. Visitors from the surrounding areas would be encouraged to
visit the SPA because it would provide a variety of commercial, retail, and
entertainment opportunities in one area. The DVSP Update would create new
shopping and entertainment destinations throughout the SPA, Specifically, the DVSP
Update would create a cultural center along S. Santa Fe Avenue with an artistic,
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4)

d)

creative feel that would include specialty shops, art galleries, ethnic restaurants, and
other complementary uses and would provide a unigue destination within the City.

18-Hour Activity Area. An 18-hour activity would be created by providing a variety of
residential development types and commercial uses in the core of Planning Area 4
(PA-4), including major retailers, restaurants with outdoor dining, and large public
spaces to encourage business throughout the day and evening.

Aesthetic Benefits

The area-wide and planning area-specific design and development plans proposed in the
DVSP Update would enhance the visual character and quality of the SPA, as discussed
below for each planning area.

a)

b)

c)

Area-wide: The area-wide plan sets general site development standards that apply to
all uses within the SPA. The general development standards that would create a
cohesive and enhanced visual quallty in the SPA include the fo!lowung

» General operatlng standards for storage, outdoor uses, light and glare, outdoor
storage, parking, outdoor cooking, fences and .walls, landscaping and
parking/loading :

+ Standards for specific land uses mcludmg parking structures and garages, retail
and entertainment development mixed-use development, and work/live
development

« Sign standards
» Nonconforming lots, structures and uses .
« Development review procedures

Typical design guidelines include requirements for high quality development,
preservation of historic or culturally significant elements, and avoidance of features
that would create pedestrian or vehicular conflicts. Landscape requirements are also
included to soften the appearance of building facades and hard surfaces, and
provide shade for residents and visitors.

Planning Area 1 (PA-1): Landscape guidelines are proposed for this planning area
which would result in a consistent street landscape design. This planning area would
provide gateway entry and exit points to and from the SPA. A compact mix of land
uses is encouraged that would improve connectivity between the historic district and
surrounding land uses. The Character Defining Elements and Guidelines for PA-1
include an architectural design that complements the architectural styles of the
surrounding areas. A Character Overlay Zone would apply to a portion of PA-1, which
would preserve and enhance the historic character and visual quality of the
downtown area by maintaining the ambience and design context of the historic
downtown area.

Planning Area 2 (PA-2): The community design plan for this area includes landscaping -
that would build upon existing plant material and hardscape already found in the
planning area, and would improve and enhance visual connectivity between the Civic
Center, retail, office, and housing development within the planning area. Additionally,
improvements to landscaping and architectural design would enhance the visual
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quality of public views in this planning area. Since PA-2 would serve as a community
node that offers civic, office, entertainment, restaurant, and retail uses, particular
emphasis would be given to Vista Village Drive in order to create a continuous bold
streetscape that starts from SR-78. :

d) Planning Area 3 (PA-3): The DVSP Update promotes the redevelopment of the'
streetscape of S. Santa Fe Avenue in this planning area to be highly walkable.
Building facade and streetscape improvements are proposed, as well as the .
undergrounding of the utility lines. Landscape features would be used along -
pedestrian paths, within alley-like development, and in front .of proposed shops, art
galleries, ethnic restaurants, live-work units, and othercompllmentary uses. :

e} Planmng Area 4 (PA-4). PA-4 would be improved by concentrating amenities near the -
Escondido Avenue Sprinter station, which would promote walkability. The visual
quality of PA-4 would also be enhanced by implementation of new coordinated
landscaping and building design, architectural’ design, and pedestrian access
guidelines. - A key guiding principle. for this planning area is to foster stronger -
functional and visual connections between the S. Santa Fe Avenue corridor through
enhanced pedestrian and bicycte utilization and vehicular accessibility. New
development throughout the planning area would have a cohesive architectural
theme or style. ‘

5) Recreational/Public Space Benefits

a) New Recreational Resources. !mplementation -of the DVSP Update would include
development of activity centers and public areas that are anticipated to enhance the
SPA as a recreational experience for visitors and residents. Several land uses that
include public open space would be permitted in all planning areas under the DVSP
Update: parks, public open space, and trails. Implementation of the DVSP Update
would aid the City in maintaining its goal of providing 4.49 acres of parkland for every
1,000 residents.

b) Public Space Development Requirements. The DVSP Update requires that
destination retail/entertainment development must provide usable exterior publicly
accessible amenities which may include any combination of seating, public art, water
features, and usable landscape area. The standards for mixed-use projects require
outdoor space te be a minimum of 400 SF. The design guidelines for all residential
developments include a requirement for residents to have access to usable open
space for recreational and social activities.

c) Commercial/Retail _Uses. The proposed project would provide approximately
1,866,737 SF of new commercial/retail space that would include large commercial
centers, retail shops, restaurants and other entertainment, and offices.

The City of Vista finds that there is substantial evidence in the administrative record of
benefits in employment, economic effects, redevelopment, aesthetics, and the
recreational/public space which would directly result from approval and implementation of
the project. The City of Vista finds that the need for these benefits specifically overrides the
impacts of the project on air quality, cultural resources, land use, and traffic and thus the
adverse effects of the project are considered acceptable.
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DRAFT PROGRAM EIR COMMENTS
RESPONSES AND REVISIONS

INTRODUCTION

Pursuant to the California Environmental Quality Act (CEQA) Guidelines, a Draft EIR was prepared by
the City of Vista {City) on the proposed project. The Draft EIR was submitted to the State Cleaninghouse
and the Office of Planning and Research and circulated for a 45-day public review period beginning on
December 15, 2009 and ending on January 28, 2010 (SCH No. 2009061018). During that time, the
document was reviewed by various State and local agencies, as well as by interested individuals and

organizations. Written comments were received from the following agencies: California Department of
Tmncpnﬂnhnn {Caltrang) District || California Denartment of Toxic Substances Control (DTSCY, and

SoARECERS RS ASRE X EE AL prian REARWL AWy uvoLRaV YD S U jas g,

Vista Irrigation District (VID). Wntten comments were also received from three individuals or groups. A
letter was received from the Governor’s Office of Planning and Research indicating that the State
Clearinghouse submitted the Draft EIR to selected State agencies for review. All comments received by
the City have been fully addressed in written responses. The public review comments and the City’s
corresponding responses are provided at the end of this section.

This Final EIR includes the following items as required in Section 15132 of the State CEQA Guidelines:

Revisions or clarifications to the Draft EIR;

Comments and recommendations received on the Draft EIR;

List of persons, organizations and public agencies commenting on the Draft EIR;
Responses of the lead agency to significant environmental points raised in the review; and
Any additional information considered pertinent by the lead agency.

REVISIONS TO THE DRAFT PROGRAM EIR

The Final EIR includes minor text and graphical clarifications to the Draft EIR made in response to
comments received during the public review period. Matenial added or deleted to the Draft EIR and
technical reports is summarized below. Text changes are identified in tracking mode
(strikeout/underline), so that the original and revised text may be compared. Revisions to traffic impact
analysis figures are provided in Exhibits 1-10. Revisions to traffic impact analysis tables are provided in
Tables RC-1 and RC-2.
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Downtown Vista Specific Plan Update PEIR Draft PEIR Comments, Responses and Revisions

The clarifications to the PEIR do not result in any new significant environmental impacts, an increase in
the severity of previously identified project impacts, or new feasible project altenatives or mitigation
measures, Therefore, these clarifications do not trigger recirculation of the PEIR, per Section 15088.5 of
the CEQA Guidelines.

Revisions to Section 4.5, Cultural Resources

Table 4.5-3 in Section 4.5.1.6; page 4.5-5

In response to a letter submitted by the Vista Village Business Association dated January 25, 2010 (see
Comment Letter E), the City has made corrections to Table 4.5-3, Historic Resources Recommended
Eligible to the NRHP in 1987. The address of Survey Number V.15 has been changed to 201 Washington
Street. The revised Table 4.5-2 is provided in Attachment C of the Final EIR.

Table 4.5-5 in Section 4.5.1.7; page 4.5-12
In response to a letter submitted by the Vista Village Business Association dated January 25, 2010 (see
Comment Letter E), the City has made corrections to Table 4.5-5, Contributing Buildings in the Proposed
Historic Commercial District. The historic name of APN 1751380900 has been changed to “Shelhoup’s™
and the historic name of APN 1752710900 has been changed to “Dura Paint.” The revised Table 4.5-5 is
provided in Attachment C of the Final EIR.

Section 4.5.1.7; page 4.5-17

In response to a letter submuiited by the Vista Village Business Association dated January 25, 2010 (see
Comment Letter E), the address under the subheading “Washington Street” has been changed to 201
Washington Street.

Table 4.5-6 in Section 4.5.5.3; page 4.5-24

In response to a letter submitted by Vista Historical Society and Museum dated January 29, 2010 (see
Comment Letter D), the City has added the buildings at 644 Vista Village Dnve and 711 S, Santa Fe
Avenuc to the list of potentially significant buildings identified in Table 4.5-6, Significant and Potentially
Significant Buildings. They have been assigned a status code of 583, which means that they will require
future evaluation pursuant to mitigation measure Cul-3 prior to issuance of a grading permit for the
property. In addition, the City has deleted the property located at 117 Santa Fe Avenue from Table 4.5-6,
since this building has been tom down. The revised Table 4.5-6 15 provided in Attachment C of the Final
EIR,

Revisions to Section 4.7, Hazards and Hazardous Materials

Section 4.7.5.1; page 4.7-7

In response to a letter subnmtted by DTSC dated January 25, 2010 (se¢e Comment Letter B), mitigation
measure Haz-1 has been clarified and enhanced to apply to sites that contain lead-based paint andfor
mercury and to require the preparation of a Workplan for sampling or remediation of hazardous materials.
The clarifications are shown below in tracking mode.

Haz-1 Prior to the issuance of any grading permils for any future project under the
DVSP Update that would take place on a site included on a list of hazardous materials sites
compiled pursuant to Government Code Section 65962.5, or on a site that was previously
occupied by a land use that used or generated hazardous materials or wastes_including lead-
based paint and/or mercury, the project applicant shall complete a Phase 1 Environmenial
Site Assessmemt_(ESA), prepared by a Registered Environmental Assessor (REA).  Any
recommendations for remediation or further analysis, such as a Phase 2 ESAsite-assessment,
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Downtown Vista Specific Plan Update PEIR Draft PEIR Comments, Responses and Revisions

shall be implemented prior to issuance of any grading permit. A Workplan shall be approved
and overseen by the appropriate regulatory agency for sampling or remediation of hazardous
materials._If monitoring during construction is recommended, the project applicant shall
provide a letter of verification to the City Planner, stating that a REA has been retained to
implement the monitoring program during construction activities. The program shall detail
the pollutants or evidence of pollutants whose presence is being monitored, as well as the
actions 1o be taken should any pollutant or evidence of pollutant be uncovered. If such a
pollutant or evidence of the pollutant is encountered, it should be evaluated by a REA and
handled in accordance with applicable environmental laws and regulations.

Revisions to Section 4.14, Traffic

Section 4.14.5.1; page 4.14-22

in response to a letter submitted by Caltrans dated January 27, 2010 (sce Comment Letter A), mitigation
measure Tra-10 has been clarified and enhanced to include other potential improvements to SR-78, in
combination with or in place of the proposed HOV lane, such as auxiliary lanes, ramp improvements, and
mterchange improvements, that would mitigate the proposed project’s impacts to a less than significant

level. The clanification is shown below in tracking mode.
|

Tra-10 A_subregional corridor studv_of SR-78 shall be conducted by SANDAG and
Caltrans _in conformance with Caltrans procedures and standards in order lo assess the
ultimate SR-78 corridor _needs to _serve the build-vut of the North County jurisdiclions,
including the City of Vista. The corridor study shall identify necessary improvements to SR-
78 in order to support the future build-out,_inchuding the DVSP Update. Prior lo issuance of
a building permit for any future project under the DVSP Update, the project applicant shail
pay its fair share toward necessary improvements to the SR-78 corridor, as determined in the
SANDAG/Calirans SR-78  corridor _studv, which _mayv_include _auxiliary lanes, ramp
improvements, interchange improvements, or adding an HOV lane fo the eastbound side of
SR-78_as deemed appropriate by the Citv.

Revisions to the Traffic Impact Analysis (Appendix J)

In response to a letter submitted by Caltrans dated January 27, 2010 (see Comment Letter A), the traffic
impact assessment prepared by RBF Consulting (2009), provided as Appendix J of the Drafi EIR, has
been clanfied and enhanced to include the following information. While some additional analysis was
performed, none of the information provided below would result in changes to the impact conclusions
reached in the Draft EIR.

I. Five figures (Exhibits 1-3) are provided in Attachment A in the Final EIR that show total traffic
generated at the SR-78 ramps at Melrose Drive, Vista Village Drive, Escondido Avenue, and Mar
Vista Dnive. A new table (Table RC-1) is provided in Attachment B of the Final EIR which
provides a breakdown of total traffic gencrated from ¢ach of the planning areas in the SPA.

2. A new figure (Exhibit 6) is provided in Attachment A of the Final EIR which shows the existing
intersection geometry for the intersection movements at the SR-78 ramps at Melrose Drive, Vista
Village Drive, Escondido Avenue, and Mar Vista Drive.

3. Volume exhibits for SR-78/Melrose Drive and SR-78/Mar Vista Drive are provided in four new
figures (Exhibits 7-10) in Attachment A of the Final EIR. HCM peak hour level of service
analysis was performed for these supplemental ramp intersections and the findings are
summarized as Table RC-2 provided in Attachment B of the Final EIR. The ramp intersections at
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Downtewn Vista Specific Plan Update PEIR Draft PEIR Comments, Responses and Revisions

SR-78/Melrose Drive, SR-78/West Vista Way and SR-78/Mar Vista Drive were not evaluated in .
the DVSP traffic impact analysis report (RBF 2009) because the total peak hour project traffic

added to these ramps would be lcss than the 50-peak hour trip threshold per the SANTEC/ITE

traffic impact study requirements (see Exhibit 5). These ramps were considered to be outside the

project study area based on this criterion and not required for analysis in the traffic impact study.

DRAFT PROGRAM EIR COMMENTS AND RESPONSES

The written comments provided on the following pages were submitted to the City of Vista during the
public review period for the DVSP Update Drafi EIR. All comment letters received were individually
numbered, as indicated below in the Comment Letter Index. Responses to each comment were then
prepared by the City. As shown on the following pages, the City’s responsc is provided on the right side
of the page opposite each individually numbered comment. Some comment letters received duning the
Draft EIR public review period contained comments that resulted in changes to the Final EIR text. These
changes to the text are summarized above in the Revisions to the Draft EIR section.

COMMENT LETTER INDEX

A Califormia Department of Transportation, District 11
B California Depariment of Toxic Substances Control
C Vista Imgation District

D Vista Historical Society and Museum

E Vista Viilage Business Association

F Jerome Hymes

G Governor’s Office of Planning and Research
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ATTACHMENT A

TRAFFIC EXHIBITS 1 THROUGH 10







I LISIHXA 010Z HOMYIN - LOD'EGLEOL-OL E
{1 - Vd) YIHV ONINNVY1d SN aIXIN AVMIALYD

SdINYH AVMITYd 8-S Ol SdIYL ¥NOH MV3d ANV ATIvad NV1d J1d103dS VLSIA NMOLNMOQJ

‘sasn puef Buysixa paoeydsip ey} pue
sasn puef pasodoid sy} ussmlaq sduj U doUISHID

7/ 19U aYj S8 pajeinoied adam sdu Lelo Juioads [8joN)

‘ (1 - vd) Baly Buiueld 8SM PXIN AEMIIED _U

abeyuaad vonnquisip dul = %%
duwe. 03 sdin 4SAQ Jnoy yead Wd = Wd
duwies 0} sduy 4SAQ oy yead WY = NV
dwey o0} sduy dSAQ Aneq = Aleg

FIVIS OL LON

O

aN3o3a
Fe)
¥ S
“ S5 3
(o] [
. (o)
//l" 8
o
' M"
ZG 2WSIA BIUOW ¥
191 Wd
W\S \mcm. Qs . - g5l v
53 o wwm “zsd o8’} ‘Areg Z€ ‘Wd
Ly £0z'z Ameq ............l-l..,l , hmmun%_uM 4d mﬁcm_mm.flpl.\\
N %4 C | ma—
ofed" ABAN B1SI
— - 2 BISIA M
851 Y .
ocg' s Aee R4 : e Zh Y
56T 2 81 'Wd L9g Ateg
@AY JUBDSaID) 1 ewon 20 ° T 83« ozuw.




| 3 [ ] | |
¢ LIgIHX4 DLOZ HOUYW - 100°C04EOL-0L E

(Z - Vd) V¥V ONINNVId LNIWNIVLYILNI OIAID
SdINVY AVMI3xd 82-US OL SdIML ¥NOH ¥V3d ANV ATIvVA NV1d 213103dS VLSIA NMOLNMOQ

WIS 0L LON

"Sasn puey Bupsixa paogidsip ey} pus
sesn puef pesodoid ey} usamieq sdip Ll 8oURIOHID

JoU BU} SE PBIBINIILY B.9M STLI} UBI4 Dilioads (8joN)

(z - vd) easy Buiuueld wawulepauz ond [
abejuaniad uonhquisip duj = o%

dute) o} sduy dSAQ Jnoy yead Wd = Wd

dwel 0y sdin 4SAQ Jnoy ¥ead Y = WY

dwey 0 sdu) dSAQ Alleq = Areg

aN3OIT
.voﬁmS ajuop
Q epusioe .
%0 TEEE——
ABAA BISIA M
-aAY JUBDSBIN)
&
&)
e
3
=




£ LI9IHX3

| |
0107 HOUYIN - tOD'EOLEOL-01 E

\€ - Vd) VUV ONINNVId TIVLIYH FTLNVOYUIIN / 34 VLNVS

SdNVY AVMI TN 8.-¥S OL SdIN1 J¥NOH MV3d ANV ATIVA NV1d J14103dS VLSIA NMOLNMOQ

<G eISIA BIUoN

"sasn pugy upsixe paoseidsip ayj pue

sesn pue; pasodoud sy} usamjaq sdip ur aoussayIp
18U 8] Se pajenoes asam sduy ueld oyioads (8JoN)

(¢ - vd) Baly Buiwueld spmuedsap / 84 elues _H_

afiruansad uonnquisip duj = %X
duwes 0} sdul gSAQ Inoy Yead Wd = INd
dwel o} sdu) dSAQ oy yead WY = WY

duwes o} sdu} gSAQ Aneg = Alleg

P01 “WNd
1E WY

9.0'4 ‘Ateg

25 Nd
{ srinv
Stg Aieg

aN3oan

ITvOS O1 LON

O

1 epusioert

N. Melrose pr.

9% | |

ABAA BISIA M\



v LIgIHX3

0102 HOUVIN - LOO'E0LEOL-DL
(¥ - vd) v3¥V ONINNVd TIVL3H NOILYNILS3A
SNV AVMIZU 84S O1 SAINL ¥NOH MVY3d ANV AIVA NV1d J14193dS VLSIA NMIOLNMOQ

YOS5 Ol LON

'sasn pugj Buysixe peseydsip ay} pue

mmm:t:msumonEQmE:oeimnm&cEeo:@oh.ﬁ @
Jou atfy se pajeinojes aiam sdu} ueid syoads (ioN)

(¥ - vd) Bav Buluueld ie1ey voneunssg [ |
abeyuantad vonnqumsip duj = %X

duwies 0} sdiy 4SAQ Inoy yeed Wd = INd

dweu o) sduy 4SAQ Inoy yead Wy = WY

dweys o) sdu) 4SAQ Areq = Aieg

aN3oa"

.VOEmS ajuow

S. Melrose Dr.

S ——

_Sr——

i epueoet .

ABAN BISIA AA




¢ 119IHX3 010Z HONYW - LO0'E0LE0T-OL a
SVYIIY ONINNYId 711V 304 TVLOL

SAINVY AVMI Y 8.-HS OL SdINL ¥NOH MV3d ANV A1IvA NV'1d J14193dS V1SIA NMOLNMOQd

IIVOS OL LON
‘sesn pue Bunsixa peoe(dsip ay) pue sesn puel
pasodoud sy} usemiaq SdLy Ul @IURILP 18U 8L}
Se pajeinaes aram sdup ueld ayads JaioN)
sealy Buiuveld dasadsoteror [ |
dweli 0) sdi} dSAQ JnoY yead Nd = Nd
dwies o} sdin JSAQ Inoy yead Wy = Y
dwes 0] sdul JSAC ANeq = AreQ
anN3ao3a
\ 221 Wd mu../
T2 Nd r WY @«
ESL TNV == tov'L “Areg o
£56'L tAreg .m-
St Nd 7]
1 Ay =
0 2SN Bluow 20’ *Aieg o
391 ‘Wd
.mmz_ﬁ : SiZ ‘Wd
8891 : Z€ ‘Wd
B 98z d 26 Wy 4
669'Z :Aeq : : q epuepeH
__a hw%w %«M 19€ TAieg "

ABAA BISIA ML

511 ‘Wd T
VL WY ' :
LEY'Z [ARQ .. = Th WY

962 "Wd 20¢ ‘A

TGS opel




w,—._m.__._xw 040Z HOYYW - LOO'EOLEDY 0L E
SINMILIINOTO 3NV dIAVYH AVMITHL ONLLSIXT

suetuwing jybiy oosy o8 F1¥9S 0L LON

QanmO QUEBT UQiDasiaiu] .
uigdoig = @

e
uotasiall pazieubis -

aN3oa1

1Q epuser .

ABAA BISIA M

.0y< jusosaln)




4 118IHX3

040Z HOUYW - L100°E0L EOL-CL

SANNTOA dINVYH AVMI TS ¥YNOH MV3d ONILSIX3

0 SN @luop

rzuzzS | ™
zoesrs—~| 5
1T~

ealy Apmg opising suonoesiey) W
suonaesieju| eary Apnig ;]
SaWINjoA INOH Yead Nd/NY  XX/XX

aN3O3

sLLi202
LEZILGE—

—232/371
617156

360/274 —
B10/425 =~

3T¥IS CL 1ON

O

. 0w
- a8 s
o 3
2] o
ge =}
guve S | 4 L Ex £ }
0| 88 K& =
SSBiEvZ~, | 28 o .
&% S @
m\S 5
e 2
\.WO& 8. w
\\ 10 mnﬁmmmm\l\
1
S j /l . .“‘ . -
2 . [ — . EAA BISIA M
O\m.v\ o ~
00“4 ~ M
e
-aAY U80S & T E L £g v
— B9 ~—EEHIOtY
o - AN &R
(] o . k=
c M b - goersar - | b 7 e L
(o) o o & Zo—- 1 3 © 00/19E ~~
0\\? - ea\ & 166129~ | B2 m 0L~
2 Ay ® = =
) & 2 » 3
mvx_v‘ [ y@\w O@ (o) N
@Q\ W 0@0 » £ =2
g A N 2
ng AP @



. : O ]
8 L18IHX3

0102 HOYYI - 100'E0LE0L-0L
SIINNTOA dINVYH AVMII 4 HNOH MV3d
S3SN ANV NVId TYHINIO HLIM 0€0Z ¥VY3A

FIVOS OL LON
ealy Apnis epIsing suonoasiau) | @
suofoesiaul ealy Apnjs @
SBWNoA INOH Yead Wd/WY  XX/XX
anN3aoa

zrimie S
SEr69—

-—302/484

/- 80/203

-—478/1085

138140

- 1605/1602

0g/0L
N__.O —_—
VPBILOT =,

821823
~— 2747453

7221487 ~,

.VOSmS UO

12630675 -~

R4 iq epusweH .
L]
—— “\ KeAn BISIA A
3 g
0 ey 0 00 ! o2
T

-—

[
opzis/ | Y - arameot -/
efd-- m 3 b CLGILLG
L60LGYE~ | 2 m g o1l ~
®, m m W
@oo =
£ =
=
O B O



6 LIgIHX3

Q107 HOYYW - LOO'COLEDL-OL

SINNTOA dINVH AVMI T ¥NOH Mv3d
(34 VANVS HLNOS INVT-P) SISN ANV NV1d 2141093dS HLIM 0£0Z ¥V3A

-—516/1170

1571164

as12zE
YZSTIL—

Baly

-—316/502
831242

IIVIS OL LON
Apmg apisinQ suonoasiau) [ ]
suonoesieju| ealy Apnig ®
SANOA INOH Yead Wd/WY  XX/XX
aN3O3a1

o
@
]
S
AN

. u,Qaz......_\, aJuow GOOLIGBE ~

-@AY JUBDSBI)

13960745 -~
795/540 ~,

4721359 —~
1082/557 ~,

8L

ese0zy
s FAR [ T+ A

- 113911713

- 892/894
~—298/492

S. Melrose Dr.

t
+
=
®
b
3
<
bl

911/814 —

744578 A

/ 4 epusioer_
1]
W —
Y - RBAN PISIA M
~
N -
) 0
e Y]
G ewe 500 | =2 N
g 0L/S6
w0 o -—0.9/5.9
(AN ¥
,m\v 4 zorzis S {4 5 rgsnsor
2 X Zio-= m B ) 509/ Lv5—~
o.v&\ & LBLHELL~ | B m Muu 02~
ﬁﬁl ¢ 2 & =
oy (2 = 3
& 2 =
(o) ;
.VO c =
2
'R



= s
Ot LI9IHX3

010Z HOUYIN - LOD'EOLEOL-OL
SINNTOA dANVYH AVMI TN ¥NOH MV3d
(34 VLNVYS HLNOS ANVT-2Z) SISN ANV NV1d D14123dS HLIM 002 ¥V3IA

JIVYIS OL LON
ealy Apnig epising suolzesiau| B
suopoesselu| ealy Apnis @
SOWNJOA JNOH Yedd Wd/WY  XX/XX
aN393a1

9sLzze
vZOELL—~

~—318/509
;o Baf214

\xOS ;
= S,
Y 35 o £
5] o -~ o 2
i Wa o BN
& RS 35 : d B
: £ = s
T T N - o\ Sz ]
SIA 8 mwo:_w%l Wm ~ nm i = *
.voaﬁ A Sjuop ™ mw.w ) 0% .m.
> 2 58 £
23 =
e:@@oa 8L 22
[ ]
\\ 19 WUCO_OWIJI\.\

—
‘,\ REAA BISTA A

0L
— 0959
e

@AY JUBDSaIN)

--836/1382
1041136

10PI61E
Zn—
£911/994 ~

+@3/150t
099/Z¥5 —
072 ~,

1367/1019 —
942/763 ~



ATTACHMENT B

TRAFFIC TABLES RC-1 AND RC-2




Table RC-1
Downtown Vista Specific Plan Trip Generation

Land Use Intensity | Unit T”::: T‘:":s AMIn | AM Out T':i':s PMIn | PM Out
Gateway Mixed-Use Planning Area (PA-1)
Existing Displaced Residential 218 ou 1,744 140 28 12 174 122 52
Existing Displaced Commercial 319.194 TSF 12,768 383 230 153 1,149 575 575
Tolal Existing Displaced Uses 14,512 523 258 265 1,324 697 627
High-Density Multi-Family 832 by 4,992 399 80 319 449 314 135
Commercial / Retail 830.623 TSF 414,531 1,661 1,163 498 3,738 1,869 1,869
Commercial Office 235.387 TSF 4,708 659 593 66 612 122 490
Total Proposed Uses 51,231 2720 1,836 884 4,799 2,306 2493
Net Change In Trips 36,719 2,197 | 1,578 619 3,476 1,609 | 1,866

Civic Entertainment Planning Area (PA-2)

Existing Displaced Residential 14 DU 112 9 2 7 1 8 3
Existing Displaced Commercial 2831 TSF 1,132 34 20 14 102 51 51
Total Existing Displaced Uses 1,244 43 22 21 113 59 54
High-Density Multi-Family 127 DU 764 61 12 49 69 48 21
Commercial / Retail 300.154 TSF 15,008 600 420 180 1,351 675 675
Commercial Office 100.028 TSF 2,001 280 252 23 260 52 208
Total Proposed Uses 17,773 942 685 257 1,680 776 904
Net Change in Trips 16,529 899 662 236 1,567 M7 850

Santa Fe / Mercantile Retail Planning Area (PA-3)

Existing Displaced Residential 81 bu 648 52 10 41 65 45 19
Existing Displaced Commercial 156.001 TSF 6,240 187 112 75 562 281 281
Total Existing Displaced Uses 6,888 239 123 116 626 326 300
High-Density Multi-Family 267 ou 1.602 128 26 103 144 101 43
Commercial / Retail 506.872 TSF 25,344 1,014 710 304 2,281 1,140 1,140
Commercial Office 72.614 TSF 1,452 203 183 20 189 38 151
Total Proposed Uses 28,398 1,345 918 427 2,614 1,279 | 1,335
Net Change in Trips 21,510 1,106 796 311 1,988 953 1,035

Destination Retzil Planning Area (PA-4)

Existing Displaced Residential a7 bu 776 62 12 50 78 54 23

Exisling Displaced Commercial 254 611 TSF 10,184 306 183 122 917 458 458

Total Existing Displaced Uses 10,960 368 196 172 994 513 482

High-Density Multi-Family 449 DU 2,692 215 43 172 242 170 73
Commercial / Retail 447670 TSF 22,384 895 627 269 2,015 1,007 | 1,007

Commercial Office 122.092 TSF 2,442 342 308 34 N7 63 254
Total Proposed Uses 27,518 1,453 978 475 2.574 1,240 | 1,334

Net Change in Trips 16,558 1,085 782 303 1,580 728 852

[ TOTAL NET CHANGE IN TRIPS 91316 | 5287 | 3818 | 1,460 | se10 | 4007 | 4603 | .
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ATTACHMENT C

REVISIONS TO DRAFT EIR
HISTORIC RESOURCES TABLES




Downtown Vista Specilic Plan Update PEIR

Attachment C - Revisions to Drafi EIR Historic Resources Tables

Table 4.5-3. Historic Resources Recommended Eligible to the NRHP in 1987V

Survey Number Address Historic Name
V.0l 1155 Foothill Drive Delpy House
Vol 640 Alta Vista Drive Rancho Buena Vista
V.03 211 E. Yista Way (Main Street) Vista First National Bank
V.04 2317 Foothill Drive Rancho Minerva
V.05 790 Vale View Drive Charles Braun House'™
V.06 2261 Edgehill English Gentry House
v.o7 2261 Edgehill English Geniry Barn
V.08 1030 Heather Drive Smith 8.0.8. House
V.09 137 N. Santa Fe Avenue Red Bam®
V.10 1260 Alta Vista Dnive McCurdy/Morton House
V.11 303 E. Vista Way {Main Street) AVO Theater
V.12 321 8. Santa Fe Avenue American Legion Post #365
V.13 160 Recreation Way Recreation Center™
V.14 226 E. Vista Way (Main Street) Dutch Bakery
V.15 207201 Washington Street Santa Fe Railroad Depot
V.16 W. Vista Way and Alta Vista Drive Wildwood Park
V.17 224 E. Vista Way (Main Street) Sheffields Department Store
V.18 2440 E. Vista Way Mary Helen Ranch
V.19 1540 Alta Vista Drive James Armstrong House
V.20 128 S. Beaumont Lane Neva Clement House
V.21 1624 San Luis Rey Avenue 0Old Adobe Residence
V.22 2376 Alta Vista Drive Spantsh Colonial Residence

U} Buildings within the DVSP Update area are shown in bold

@ The Charles Braun House was already listed in the NRHP at the time of the 1987 survey.

(&)
{)

Source: ASM Atfiliates, 2009

The Red Bam, a Vista landmark for several decades, was later demolished.
The former Recreation Center was demolished during the construction of the Vista Village development in 2000.
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Downtown Vista Specific Plan Update PEIR Attachment C - Revisions to Draft EIR Historic Resources Tables

. Table 4.5-5. Contributing Buildings in the Proposed Historic Commercial District
Construction
APN . Street Date Historic Name
1752740800 | 119 Broadway 1960
1752740600 135-141 Broadway 1950
1752740500 147 Broadway .
1752740400 | 197-201 Broadway 1952
1752750400 | 202-236 Broadway 1952
1752740100/ | 217-227 Broadway 1947-1952 W.F. Hanes Building
1752740200
1752720200 | 315-319 Broadway 1947
1752720300 | 323 Broadway 1947 Adobe Professional Building
1752710700 | 350 Broadway 1953
1752721000 | 353 Broadway 1948/ 1950 | Carpenter’s Hall
1752762100 115 Main Street
1752761200 | 123 Main Street 1954
1752761400/ | 131-135 Main Street
1752761500 ‘
1751381400 202-204 Main Street 1940
1752750100 | 203-209 Main Street 1940 Vista Theater/ McDougall’s Pharmacy
1752750200 | 211-221 Main Street 1928 First Natiopal Bank
1751381300 212 Main Street 1940
N i751381200 | 2i8 Main Street 1948
. 1751381100 | 224-226 Main Street 194 ShefTield’s Department Store/ Dutch Bakery
| 1751380900 | 230-236 Main Street 1941 SheleupsShelhoup's
1751380800 | 240 Main Street 1947
1752712200 245-253 Main Street 1942
Unknown 243 Main Strect
1752711300 303-307 Main Street 1948 Avo Theater
1751390800 | 326-330 Main Street 1954
1752711900 | 327-329 Main Street
| - 1752710900 | 331-347 Main Street 1950 Pina-Dura Paint
1751390600 344 Main Street 1950
1752221300 | 406 Main Street 1950 Village Café

Source: ASM Affiliates, 2009
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Downtown Vista Specific Plan Update PEIR

Attachment C - Revisions to Draft EIR Historic Resources Tables

Table 4.5-6. Significant and Potentially Significant Buildings

Recorded| Estimated Status
APN Year® Year® Address Architectural Style | Integrity™ Code
1760603600 1845 640 Alta Vista Dnive Spanish Adobe Good 3Cs, 581
1752740800 1960 119 Broadway Storefront Good 583, 5D3
1752740100 225-227 Broadway Contemporary Good 583, 5D3
1752740600 1950 137 (135-141) Broadway  |Block Good 583.5D3
1752740500 1652 147 Broadway Block Good 583, 503
1752740400 1952 201 {197-203) Broadway  |Block Good 583, 5D3
1752750400 1952 | {1947-1952) |202 (202-236) Broadway  |Storefront Good 583, 5D3
1752740200 1950s (225-227) Broadway Contemporary Good 583,5D3
1752720200 1947 315 (319) Broadway Contemporary Good 583,5D3
1752720300 1947 323 Broadway Spanish Eclectic Good 583, 5D3
1752710700 1953 350 Broadway Block Fair 583, 5D3
1752721000 1948/ 353 Broadway Art Deco Good 583, 503
1950
1751340700 1925 204 Citrus Avenue Pueblo Revival Good 583
1752211200 1939 (19205) 209 Citrus Avenue Vemacular Bungalow Good 583
1751340600 1929 212 Citrus Avenue Spanish Eclectic Good 583
to Fair
1751340500 1928 218 Citrus Avenue Vemacular Bungalow Fair 583
1752211300 1945 235 Citrus Avenue Minimal Traditional Good 583
1752211400 1939 243 Citrus Avenue Minimal Traditional Good 353
1754300100 1938 151 Escondido Avenue Art Deco Good 383
(Vista Magnet
Middle School)
1752930100 1940 321 Eucalyptus Avenue Mintmal Traditional Good 383
1752730700 342 Eucalyptus Avenue Ecclesiastical Good 583
(Central Baptist
Church)
1752930300 1942 343 Eucalyptus Avenue Tudor Revival Good 583
1752930500 1946 405 Eucalyptus Avenue Minimal Traditional Good 583
1752910600 1949 419 Eucalyptus Avenue Ranch Good 553
1751921300 1947 110 or 114 Hillside Terrace | Tudor Revival Good 583
APN could not 1950s {Allen's Alley) Hanes Place |Vernacular Fair 583
be verified
APN could not 121-127 Hanes Place Block Good 583
be verified
1751360400 1930 226 Indiana Avenue Craftsman Bungalow Good 583
i751312100 1929 326 Indiana Avenue Pueblo Good 583
1752762100 1948 115 Main Street Storefront Fair 583, 5D3
1752761200 1954 123 Main Street Storefront Fair 583, 5D3
1752761400/ 1920s-1960s {131-135 Main Street Storefront Fair 583,5D3
1752761500
1751381400 1940 ~1936 202-204 Main Street Storefront — Falsefront Fair 583, 5D3
1752750100 1940 ~1929 203-20% Main Street Storefront Fair 583,5D3

PBS]
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Downtown Vista Specific Plan Update PEIR

Attachment C - Revisions to Draft EIR Historic Resources Tables

Tabte 4.5-6. Continued
Recorded| Estimated Status
APN Year!! Year® Address Architectural Style Integrity™® Code
1752750200 1928 211-221 Main Street {talian Renaissance Good 583,5D3
1751381300 1940 212 Main Street Storefront Fair 583, 5D3
1751381200 1948 218 Main Street Storefront Fair 533, 5D3
1751381100 1941 224-226 Main Street Storefront - Falsefront Good 583, 5D3
1751380900 1941 230-236 Main Street Storefront Fair 583, 5D3
1751380800 1947 240 Main Street Storefront — Falsefront Good 583, 5D3
1752712200 1942 245-253 Main Street Storefront Good 583, 5D3
APN could not 1940s 248 Main Street Storefront Good 583, SD3
be verified
1752711300 1948 303 Main Street Art Deco Good 583, 5D3
1752711300 1948 307 Main Street Storefront Good 553, 5D3
1751390800 1954 326-330 Main Strect Storefront Good 583,5D3
1752711900 327-329 Main Street Storefront Good 583, 5D3
17527109500 1950 331-347 Main Sireet Storefront Good 583.5D3
1751390600 1950 344 Main Streer Storefront — Good 583, 5D3
Contemporary
1752221300 1950 406 Main Street Storefront — Good 583, 5D3
Contemporary
1790230900 ~1947 611 Mercantile Street Art Deco Good 583
1751350200 1925 119 Michigan Avenue Vemacular Fair 383
APN could not 1920s 215 Michigan Avenue Vemacular Fair 583
be vertfied ’
1751340900 1928 217 Michigan Avenue Vemacular Fair 383
1751341000 1928 225 Michigan Avenue Vemacular Good 583
1790520400 137-139 Pala Vista Drive | Vemacular bungalow Good 583
APN could not 143-147 Pala Vista Drive | Vernacular bungalow Good 583
be verified .
1791211700 1930 153 Pala Vista Drive Tudor Revival Good 583
1791222400 1940s 184 Pala Vista Drive Vernacular Good 583
1791211000 1940 199 Pala Vista Drive Minimal Traditional Good 583
1791211100 1940 207 Pala Vista Drive Minimal Traditional Good 383
1791211200 1940 215 Pala Vista Drive Minimal Traditional Good 583
1791211300 1935 221 Pala Vista Drive Ranch Good 553
1752230900 1939 225 Palm Drive Vemacular Unknown 583
1752210800 1940 246 Palm Drve Ranch Good 583
1752230600 1942 301 Palm Drive Ranch Unknown 583
1752230500 1942 303 Palm Drive Ranch Unknown 553
1752931200 1950s 321 Park Avenue Ranch Good 383
1752931100 1953 324 Park Avenue Ranch Good 583
1643112400 1939 115 Plymouth Drive Minimal Traditional Good 583
Al pguld-net Aoss M Sante-Foduenus Ceatemporasy Grood 53
bowarfed
1752770100 1960 123 Santa Fe Avenue Block Good 553
C4 March 11, 2010
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Downtown Vista Specific Plan Update PEIR

Attachment C - Revisions to Draft EIR Historic Resources Tables

Table 4.5-6. Continued

Recorded| Estimated Status
APN Year™" Year? Address Architectural Style | Integrity™ Code
1752770200 1940 1932 133-137 Santa Fe Avenue | Storefront Good 583
APN could not 219 Santa Fe Avenue Block Good 583
be verified
1753022500 1947 267 Santa Fe Avenue False fiont Good 583
1753040100 1945 1962 306 Santa Fe Avenue Contemporary Good 583
1753021600 315-319 Santa Fe Avenue | Block Good 583
1753020600 .| 1948 321 Santa Fe Avenue Art Deco styling Good 5583
1790210500 ~1950s  |437 Santa Fe Avenue Utilitarian Good 583
1790221000 1929 529-537 Santa Fe Avenue  |Spanish Eclectic Fair 583
1790221700 1932 611-613 Santa Fe Avenuze |Block Good 583
1790402700 1931 614 Santa Fe Avenue Spanish Eclectic Good 583
711 Santa Fe Avenue®® 583
1633315100 1926 123 Terracina Way Tudor Good 583
1642504800 242 Vista Village Dnve Ranch Good 583
1633121800 1950s 356 Vista Village Drive Block Fair 583
1633314200 1960 430 Vista Village Dnive Contemporary Good 583
611 Vista Village Drive®” 583
1751341300 ~1920s  |734 Vista Village Dnive Vernacular Fair 583
1751341300 ~1930s | 748 Vista Village Dnive Pueblo Revival Fair 383
APN couldnot | 1913 201 Washington Street Railroad Depot Good 583
be verified

oy
[&33

The tetm “Recorded Year” indicates a date of construction derived from City records or similar official source.
Estimated year of construction refers to buildings for which no recorded construction date was available from City records. The date of

construction was estimated based on the style of construction, structural features of the building, and the known date ot construction of
ndjacent buildings.

3}

integrity as used here refers to lustorical rather than structural integnity. The assessment of integrity is preliminary in nature and was based

on evidence for physical alternations to the buildings. Buildings described as having good tntegrity retain most or all of their original
design features while buitdings with poor integrity have been significantly altered over time.

W This property added to list in response to comment letter from Vista Historical Society and Muscum at Rancho Minerva,

dated January 29, 2010
Source: ASM Alffiliates, 2009
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ATTACHMENT D

MITIGATION MONITORING
AND REPORTING PROGRAM




MITIGATION MONITORING AND
REPORTING PROGRAM

The Mitigation Monitonng and Reporting Program (MMRP) was formulated based on the findings of the
Final Program Environmental [mpact Report (Final PEIR) for the proposed Downtown Vista Specific
Plan (DVSP) Update Project. The MMRP is in compliance with Section 15097 of the State CEQA
Guidelines, which requires that the Lead Agency “adopt a program for monitoring or reporting on the
revisions which it has required in the project and the measures it has imposed to mitigate or avoid
significant environmental effects.” The MMRP lists mitigation measures recommended in the Final PEIR
and identifies mitigation monitoring and reporting requirements. These requirements are provided only
for mitigation measures that would reduce or avoid significant impacts of the proposed project.

Table | presents the mitigation measures identified for the proposed project. Each mitigation measure is
identified by the first three letters of the topical section to which it pertains, followed by a hyphen and
impact number, which indicate the order that the mitigation measure is listed in the topical section. For
cxample, mitigation measure Air-f is the first mitigation measure identified in the Air Quality section of
the PEIR.

The first column of Table 1 provides the mitigation measures identified in Sections 4.1 through 4.15 of
the Final PEIR. The column entitled “Party Responsible for Implementing Action” identifies the party
responsible for carrying out the required actions. The columns entitled “Party Responsible for
Monitoring™ and “Timing” identify the pary ultimaicly responsible for ensuring that the mitigation
measure is implemenied, and the approximate timeframe for the oversight agency to ensure
implementation of the mitigation measure.

m MMRP-] March 11, 2010
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EXHIBIT B

FINDINGS REGARDING THE
ENVIRONMENTAL IMPACT REPORT FOR THE PROPOSED

DOWNTOWN VISTA SPECIFIC PLAN UPDATE PROJECT
State Clearinghouse (SCH) No. 2009061018
March 11, 2010

. INTRODUCTION

Pursuant to the California Environmental Quality Act (“CEQA,” Public Resources Code §§ 21000-
21178.1} and the State CEQA Guidelines {14 Cal. Code Regs., 8§ 15000-15387), the City of Vista
{“City") is the lead agency for the Downtown Vista Specific Plan (DVSP) Update Project (“Project”).
The City prepared a program environmentat impact report (“PEIR”™) for the Project (SCH No.
2009061018), which analyzed the potentially significant environmental impacts of the Project.

The City hereby certifies and finds that the PEIR for the Project has been completed in compliance
with CEQA (CEQA, Public Resources Code §8§ 21000-21178.1) and the State CEQA Guidelines (14
Cal. Code Regs., §§ 15000-15387). The City further makes the following Findings, pursuant to State
CEQA Guidelines § 15091. The PEIR concluded that the project will have:

s Significant, but mitigable environmental impacts to air quality, biological resources, cultural
resources, hazards and hazardous materials, hydrology and water quality, noise, public
services, recreationai resources, traffic, and utiiities; and

» Significant and unavoidable environmental impacts associated with air quality, cultural
resources, land use, and traffic.

Il PROJECT DESCRIPTION AND PURPOSE

The specific pfan area (SPA) is located in northwestern San Diego County in the city. The proposed
DVSP Update would update and expand the boundaries of the existing Downtown Specific Plan #26
(SP #26). The current SPA is centered on the downtown core and extends outward along two major
transportation corridors: Vista Village Drive and S. Santa Fe Avenue. The boundary expansion
proposed by the DVSP Update would extend the SPA further 10 the southeast along S. Santa Fe
Avenue to Monte Vista Drive, south along a portion of Escondido Avenue, and northwest along N.
Santa Fe Avenue to W. Orange Street. The expanded SPA would cover a total area of approximately
352 gross acres. The SPA varies in elevation from approximately 320 feet AMSL to approximately
440 feet AMSL.

The primary goal of the DVSP Update is to stimulate reinvestment in oider and underutilized
properties to provide housing and commercial uses that would result in the re-creation of a dynamic
downtown area. The DVSP Update would establish a vision for the downtown area as a place where
residents and visitors can live, work, shop, and play. The DVSP Update would guide and direct new
redevelopment, economic development, streetscape and traffic improvements, parking, pedestrian
amenities, and mixed tand uses in the SPA gver a 20 year planning period. A total of 1,270 new
dwelling units and 1,866,737 additional square feet (SF) of commercial/retail development are
proposed for the SPA, The DVSP Update proposes design and development plans on an area-wide
level and for four designated planning areas.
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The objectives of the proposed project are to:

1.

10.

11.

12.

Develop four distinct planning areas within the SPA, each of which provides specific types of
development opportunities based on community need, existing uses, and location within the
SPA. The planning areas will include a gateway mixed use district, civic and entertainment
district, mercantile and retail district and larger scale retail district.

ldentify design and development guidelines for each of the four planning areas and the
entire SPA that address the following: permitted uses, prohibited uses, operating standards,
fences and walls, landscaping, parking and Ioading, lighting, signs, standards for specific

- Ta e BT-Ta ] Arabibasbs el sEncice Airmatlatinem anA

|dIIu UDU:!,. IISIILIIIS aniyd acuunty, uuuuul[._-:, UGDIEII, aroniteCiura: ucaghy, allu blll.'UIal.lUIl [=INIV]
access.

Provide new mixed-use commercial and residential development opportunities in the SPA,
including up to 1,270 new dwelling units and 1.8 million SF of commercial retail and office
uses.

Identify tandscape design guidelines for the SPA to improve the aesthetic environment of the
downtown area and create a cohesive community design plan.

Improve traffic circulation within the SPA, including improvements to the following
intersections: Qlive Avenue and N. Melrose Drive; S. Santa Fe Avenue and E. Broadway; S.
Santa Fe Avenue and Pala Vista Drive; S. Santa Fe Avenue and Guajome Street; S. Santa Fe
Avenue and Escondido Avenue; Vale Terrace and E. Vista Way; and Escondido Avenue and
Eucalyptus Avenue.

Provide water, sewer and storm drain infrastructure improvements in the SPA to serve the
proposed commercial and residential uses.

Preserve the historic downtown area of Vista by creating a Character Overlay Zone and
requiring architectural design styles and construction methods and materials that are
compatible with the surrounding area.

Increase the use of alternative transportation within the SPA by providing improved
pedestrian, bicycle and transit facilities and corridors that are easily accessible to the public.

Provide residential housing for a variety of income levels and housing needs by offering
various housing types including live/work units, single-family dwellings, muitiple-family
dwellings, and senior housing developments.

Increase public safety by clearly delineating pedestrian circulation through landscaping,
walkways, and decorative hardscape as well as creating pedestrian pathways between
parking areas and businesses.

Promote sustainable development pringiples by encouraging high-density commercial
development near the core of the district, connected to residential development with
pedestrian corridors.

Create an 18-hour activity area at the core of the SPA, featuring a variety of residential
development and large anchor retail with increased building heights and building density.

Section 3.0, Area-Wide Design and Development Plan, of the DVSP Update provides land use
regulations, design guidance, and proposed public improvements for the entire SPA. The area-wide
plan summarizes the allowed land uses and permit requirements for each of the four planning areas
in the SPA and sets general site development standards that apply to all uses within the SPA. Typical
design guidelines include requirements for high quality development, preservation of historic or
culturally significant elements, and avoidance of features that would create pedestrian or vehicular
conflicts. Landscape requirements are also included to soften the appearance of building facades
and hard surfaces, and provide shade for residents and visitors.

Area-wide public improvements proposed for the SPA consist of infrastructure (water, sewer, and
storm drain) and circulation improvements. Proposed water infrastructure improvements include the
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addition of new water pipelines and upsizing of existing water pipelines. Proposed sewer
infrastructure improvements include the addition of new sewer pipelines and upsizing of existing
sewer pipelines. The project proposes a new detention basin (Santa Fe detention basin) which
would reduce flooding within the SPA and be located along Tributary 1 of Buena Vista Creek at the
southeast corner S. Santa Fe Avenue and Monte Vista Drive. Storm drain improvements are
proposed that would include upgrades to storm drain pipeline systems to catch street flow and
convey it 10 the main existing storm drain system on S, Santa Fe Avenue and Mercantile Street
(Tributary 1). Additional improvements are proposed for Buena Vista Creek west of the Santa Fe
Avenue and south of Broadway, from its confluence with Tributary 1 to Indiana Avenue. A double

8.5-foot by 10-foont box culvert would be constructed to convev flows in this area of the grealk, The
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project also proposes improvements to 5. Santa Fe Avenue that would alter the existing vehicle
circulation system in the SPA and enhance pedestrian circulation along S. Santa Fe Avenue.

Planning Area 1 (PA-1) includes two areas located at the northernmost (PA-1a) and southernmost
{PA-1b) points of the SPA. These areas provide the primary entries into the SPA from the north and
south, and would provide mixed-use residential and retail opportunities. PA-1 would also serve as a
transition area between existing residential neighborhoods and larger scale future development
anticipated in Planning Area 2 (PA-2) and Planning Area 4 (PA-4). A compact mix of land uses
incorporating quality design and at human scale to foster connectivity between the planning area
and the historic downtown area would be encouraged. A total of 353 new dwelling units and
317,541 additional SF of commercial/retail development are anticipated for this planning area.

PA-2 consists of two portions located on either side of PA-1a. This ptanning area is envisioned as a
Civic and Entertainment district that includes larger scale development for entertainment,
commercial services, and municipal uses. The western portion south of Santa Fe Avenue would
include uses that build upon the existing Wave water park, Buena Vista Creek Walk, and the Vista
Village retail and entertainment center as destinations for the community. Office uses would also be
accommodated in the western portion of PA-2, as well as ground floor retail to support office uses
above'and afong Vista Village Drive. The eastern portion of PA-2 would include municipal uses and
services, including City Hall, the library, Wildwood Park, and Rancho Buena Vista Adobe. A total of
108 new dwelling units and 371,758 additional SF of commercial/retail development are
anticipated for this planning area. The DVSP Update would also include a Character Overlay Zone in
PA-2, which would ensure the preservation the city's traditional downtown.

Planning Area 3 (PA-3} is the “spine” of the SPA. It connects the area between PA-1a and PA-2 to the
north and PA-4 to the south. its close proximity to the Sprinter Stations, coupled with its connections
to S. Santa Fe Avenue and Mercantile Street, would accommodate pedeéstrian and automobile
access. PA-3 is envisioned to be highly walkable area and would encourage efficient pedestrian
movement by incorporating a mix of residential, retail, commercial, and entertainment uses. Its
close proximity to each Sprinter Station, pedestrian paths, narrow streets with enhanced landscaping
and streetscape elements, and quality site and facade design would contribute a positive visual
image along S. Santa Fe and Mercantile. Visions for this planning area include an artistic, creative
feel, unique shops, art galleries, ethnic restaurants, and other complementary uses. Allowable
housing types include live-work units, and lofts for artisans and local business owners. A total of 189
new dwelling units and 431,943 additional SF of commaercial/retail development are anticipated for
this planning area.

PA-4 is positioned between PA-3 and PA-1b. This planning area would provide more prominent retail
destinations and would attract local and regional visitors. Major upscale retailers with distinctive
architectural statements are envisioned within a walkable commercial center, rich in amenities and
located close to the Sprinter Station on Escondido Avenue. PA-4 would include varied building
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heights with intensity increasing in the core of the planning area. Major retailers, restaurants with
outdoor dining, and large public spaces would play an integral role in this planning area. In addition,
PA-4 would also serve as the southern gateway to the SPA by allowing high- density commercial
development and considerable streetscape/gateway enhancements. A variely of residential
development types and commercial uses would be provided to encourage an 18-hour activity area.
A total of 189 new dwelling units and 431,943 additional SF of commercial/retail development are
anticipated for this planning area.

The DVSP Update Project would require the approval of the following discretionary actions from the

ity
LY.

» General Plan Amendments by the Vista Planning Commission and City Council

» Zoning Code/Map Amendments by the Vista Planning Commission and City Coungil

lli.  ENVIRONMENTAL REVIEW PROCESS

On June 2, 2009, a Notice of Preparation (NOP) was distributed by the City for the proposed project.
The State of California Clearinghouse issued a project number for the PEIR, SCH No. 2002061018.
In accordance with State CEQA Guidelines § 15082, the NOP was circulated to the agencies, groups
and individuals listed in Appendix A of the PEIR for a period of 30 days, during which time comments
were solicited pertaining to environmental issues/topics that the PEIR should evaluate. A copy of the
NOP and each NOP comment letter received is provided in Appendix A of the PEIR.

In accordance with State CEQA Guidelines §§ 15087 and 15150, the Draft PEIR was distributed to
the State Clearinghouse, federal, state and local agencies, organizations and individuals for a 45-day
public review beginning on December 16, 2009, and ending on January 29, 2010. Comment letters

received on the Draft PEIR during the public review period were responded to in writing and included
as the Response to Comments section in the Final PEIR.

IV.  FINDINGS REGARDING IMPACTS THAT CAN BE MITIGATED TO BELOW A
LEVEL OF SIGNIFICANCE

The City, having reviewed and considered the information contained in the PEIR, the appendices to
the PEIR, and the administrative record, finds, pursuant to California Public Resources Code
§21081(a)(1) and State CEQA Guidelines §15091(a)(1), that changes or alterations have been
required in, or incorporated into, the Project which would mitigate, avoid, or substantially lessen to
below a level of significance the following potentially significant environmental effects identified in
the PEIR in the following categories: air quality, biological resources, cultural resources, hazards and
hazardous materials, hydrology .and water quality, noise, public services, recreational resources,
traffic, and utilities.

A. AIR QUALITY

Potentiat Impact: Direct and Cumulative Impacts to Sensitive Receptors

Impacts to sensitive receptors, such as residences, schools, day care centers, playgrounds, and
medical facilities, would have the potential to occur if they are located within 300 feet of a large gas
station or a dry cleaning facility that uses perchloroethlyene (PCE). Although the SPA would include
primarily residential and commercial uses, allowed land uses would include the development of gas
stations and dry cleaning facilities, as these are common uses within mixed-use development. Due
to the compact nature of development proposed for the SPA, sensitive receptors may be located

v
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within 300 feet of a gas station or dry cleaning facility. Therefore, a potentially significant impact
would occur (PEIR, Section 4.2.5.3).

Facts in Support of Finding: Based on the California Air Resources Board (CARB) siting
recommendations within the Air Quality and Land Use Handbook, a detailed health risk assessment
should be conducted for proposed sensitive receptors within 300 feet of a large gas station or a dry
cleaning facility that uses PCE. Implementation of Mitigation Measure Air-8 requires use of the
CARB's Land Use and Air Quality Handbook as a guideline for siting sensitive land uses.
Implementation of these guidelines would ensure that sensitive land uses such as residences,
schools, day care centers, playgrounds, and medical facilities are sited appropriately to minimize
exposure to emissions of TACs.

Mitigation Measure Air-8: Development proposed under the DVSP Update shall use the
recommendations set forth in Table 1-1 of the CARB's Land Use and Air Quality Handbook {CARB
2005) as a guideline for siting sensitive land uses. Implementation of these recommendations
would ensure that sensitive 1and uses such as residences, schools, day care centers, playgrounds,
and medical facilities are sited appropriately to minimize exposure t0 emissions of TACs. Specific
recommendations include the following;

- Avoid siting new sensitive uses within 300 feet of any dry cleaning operation that uses
perchloroethylene. For operations with two or more machines, provide 500 feet separation. For
operations with three or more machines, consult the San Diego Air Poliution Control District
{SDAPCD) for guidance on acceptable separation distances. Do not site new sensitive land uses
in the same building with perchloroethylene dry cleaning operations.

« Avoid siting new sensitive uses within 300 feet of a large gas station (defined as a facility with a

‘ throughput of 3.6 million gallons per year or greater). A 50 foot separation distance is
acceptable for standard gas dispensing facilities.

Level of Significance After Mitigation: Less than significant.
B. BIOLOGICAL RESOURCES

Potentia! Impact: Direct Impacts to Sensitive Habitats, Sensitive Species, and Jurisdictional
Waterways

Build-out of the DVSP Update would have the potential to directly impact 0.6-acre of exotic riparian
woodland and 0.3-acre of Diegan coastal sage scrub. Although this constitutes a very small portion
of the SPA, the DVSP Update would have the potential 1o result in the direct impact or removal of
these two sensitive habitats. These vegetation communities support sensitive species. Sensitive
species that may be found in exotic riparian woodland include Cooper's hawk and the coastal
western whiptail. Sensitive species that may be found in Diegan coastal sage scrub habitat include
Palmer's grapplinghook, Parry's tetracoccus, San Diego thorn-mint, California adolphia, thread-leaved
brodiaea, coastal California gnatcatcher, southern California rufous-crowned sparrow, coast {San
Diego) horned lizard, and decumbent goldenbush. Therefore, the DVSP Update would have the
potential to result in the direct removal of a vegetation community that supports a sensitive animal
or plant species and a significant impact to sensitive species would occur, Additionally, one
migratory bird may te found in the SPA, the Cooper’'s hawk, which is a nesting raptor. A potentially
significant direct impact to Cooper's hawk would occur if active nests are present on a future
development site in the SPA and would be required to be cleared prior to project construction.

Buena Vista Creek and its Tributaries 1 and 2 also traverse the SPA, Buena Vista Creek currently
supports riparian habitat and may be considered a jurisdictional wetland by the California
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Department of Fish and Game {CDFG) or the US. Army Corps of Engineers (ACOE). Future
development in the SPA on a site that is adjacent to or traversed by Buena Vista Creek would have
the potential to result in an alteration to this waterway, such as a temporary diversion of flows during
construction or a permanent increase in runoff, that may reguire consuitation with or a permit from
the ACOE, CDFG, and/or the San Diego Regional Water Quality Control Board (SDRWQCB). A
potentially significant impact would occur {PEIR, Section 4.3.5.1)

Facts in Support of Finding: The proposed project would result in potentially significant impacts to
sensitive habitats, sensitive and migratory species, and a jurisdictional waterway. Implementation of
Mitigation Measures Bio-1 through Bio-3 would reduce these impacts. Impacts to sensitive habitats
and species would be reduced by avoiding impacts to the exient possible and complying with the
mitigation measures established in the North County Multiple Habitat Consesvation Program (MHCP).
Impacts to migratory birds would be avoided by prohibiting construction near active nests, and
impacts to the jurisdictional waterway would be mitigated by obtaining the required permits from the
ACOE, CDFG, and/or SDRWQCB.

Mitigation Measure Bio-1- For all future projects in the SPA on a site which is mapped by the City as
supporting a sensitive vegetation type, surveys for sensitive plant and animal species shall
be conducted by a qualified biologist during the appropriate season as part of, or prior to, the
project planning or design phase. If sensitive ptant or animal species are observed, they shall
be avoided if possible. If impacts cannot be avoided, the significance of the impacts to those
species must be evaluated in compliance with CEQA and any significant impacts shall be
mitigated based on the recommendations of the qualified biologist and the mitigation
requirements of the North County MHCP Table B-8, or the City of Vista Subarea Pian, if
adopted prior to approval of a grading permit for the future project.

Mitigation Measure Bio-2: For all future projects in the SPA located on a site adjacent to or
traversed by Buena Vista Creek, a qualified biologist, shall determine if the project would
have the potential to impact the adjacent waterway. If the waterway would be potentially
impacted by the project, the qualified biologist shall determine if the waterway meets the
criteria for a jurisdictional wetland or water of the U.S. by the ACOE or a streambed or bank
under the jurisdiction of the CDFG. If it is determined that the waterway is jurisdictional, the
applicant shall obtain the following permits, as necessary.

e Authorization for the fill of jurisdictional waters of the U.S. from the ACOE through the
Clean Water Act (CWA) Section 404 permitting process;

e A water quality certification pursuant to Section 401 of the CWA; and/or

» State under Section 1602 of the Fish and Game Code of California.

Mitigation Measure Bio-3: Prior to initiation of project construction during the raptor nesting season
(generally March 1 through August 15) where suitable trees for raptor nesting occur on a SPA
or within 500 feet of the site in the SPA, preconstruction surveys for raptor nests shall be
performed by a qualified biologist. If there are no raptors nesting (which includes nest
building or other breeding/nesting behavior) within 500 feet of the site, clearing shall be
allowed to proceed. Construction activities within 500 feet of active nests shall not be
aliowed to resume during the hreeding season until a qualified biologist determines that the
nest is no longer active.

Level of Significance After Mitigation: Less than significant.
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C. CULTURAL RESOURCES

Patential Impact: Direct and Cumulative Impacts to Archaeological Resources

Approximately 2.12 acres of currently undisturbed land would be impacted by future development in
the SPA consistent with the DVSP Update. Previously undeveloped areas have the potential to
contain unknown culturai resources that would be disturbed or destroyed during.construction
activities associated with future projects under the DVSP Update. Therefore, implementation of the
DVSP Update would have the potential to cause a substantial adverse change in the significance of
an unknown archaeological resource. Impacts would be potentiaily significant (PEIR, Section
4.5.5.2).

Facts in Support of Finding: In order to reduce potential impacts to unknown archaeological
resources during construction activities, pedestrian surveys would be conducted by a professional
archaeologist prior to the issuance of a grading permit, and construction monitoring would be .
required by a City-approved archaeologist when recommended as a result of the survey, as indicated
in Mitigation Measures Cul-1 and Cul-2.

Mitigation Measure Cur1: Prior to the issuance of a grading permit for any future development
project in the SPA proposed on an undeveloped parcel, a pedestrian survey shall be
conducted by a professional archaeologist approved by the City. Should the pedestrian
survey identify cultural resqurces, the cultural resources shall be evaluated for eligibility to
the California Register of Historical Resources (CRHR) prior to issuance of a grading permit.
In addition, the Native American Heritage Commission (NAHC) and local tribes shall be
consulted regarding the potential for impacts to cultural sites to occur on the SPA. Finally, the
survey shall make a determination whether the potential presence of subsurface resources
requires archaeological or Native American monitoring during site grading. if construction
maonitoring is required, mitigation measure Cul-2 shall be implemented.

Mitigation Measure Cul-2: Prior to the issuance of any grading permit for any future development
project in the SPA that has been identified as having the potential to contain subsurface
cultural resources, the project applicant shall provide written evidence to the City Planner
that the applicant has retained a City-approved professional archaeologist and Native
American monitor, if appropriate, to observe SPA grading and excavation activities for the
presence of cultural materials. If any cultural materials are found, work in the area shall be
halted so that the significance of the find can be evaluated. A significant discovery may
require additional evaluation and mitigation; however, any such additional requirements
would be site specific and would be determined at the time of discovery by the professional
archaeologist and Native American monitor. A post-construction monitoring report shall be
prepared and submiited to the City Planner at the completion of grading.

Level of Significance After Mitigation: Less than significant.

N WAZADNRC
L7 3 ALY

Potential Impact 1: Direct Hazard Impacts to the Public or the Environment

Future development under the DVSP Update may require ground-disturhing construction activities
such as grading and excavation, Ground-disturbing activities have the potential to uncover or disturb
hazardous conditions that may contaminate soil and/or groundwater, including several existing
hazardous materials sites identified in the SPA. Additionally, existing facilities in the SPA have the
potential to utilize or generate hazardous materials, such a dry cleaners, gas stations, automobile
repair facilities, and utility lines. New development on a site previously occupied by one of these
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land uses would have the potential to uncover hazardous materials. Future development on one of
these sites would have the potential to create a significant hazard to the public or the environment
unless an environmental site assessment is conducted to determine potential risks and approptiate
remediation measures taken to minimize risks.

The DVSP Update would also accommodate residential land uses that would use hazardous
materials and generate hazardous wastes. Residential land uses are not subject to the same federal,
State, and local regulations that would apply to commercial/retail development. Hazardous
materials that are not properly disposed of could create a significant hazard to the public or
environment, Impacts would be potentially significant (PEIR, Section 4.7.5.1).

Facts in Support of Finding: Implementation of Mitigation Measure Haz-1 would reduce potential
impacts related to previous land uses that used or generated hazardous materials or waste because
-this measure would require completion of a Phase 1 Environmental Site Assessment (ESA) and
implementation of any recommendations made in the Phase | ESA prior the issuance of any grading
permits for any future project on a site with the potential to contain hazardous materials.
implementation of Mitigation Measure Haz-2 would reduce potential impacts related to the improper
disposal of household hazardous wastes because this measure would require the sales or leasing
centers for future residential developments to provide prospective buyers and tenants with
information regarding the proper disposal procedures for household hazardous materials and what
materials may be considered hazardous.

Mitigation Measure Haz-1: Prior to the issuance of any grading permits for any future project under
the DVSP Update that would take place on a site included on a list of hazardous materials
sites compiled pursuant to Government Code Section 65962.5, or on a site that was
previously occupied by a land use that used or generated hazardous materials or wastes
including lead-based paint and/or mercury, the project applicant shafl complete a Phase 1
Environmental Site Assessment (ESA), prepared by a Registered Environmental Assessor
{REA). Any recommendations for remediation or further analysis, such as a Phase 2 ESA,
shall be implemented prior to issuance of any grading permit. A Workplan shall be approved
and overseen by the appropriate reguiatory agency for sampling or remediation of hazardous
materials. If monitoring during construction is recommended, the project applicant shall
provide a letter of verification to the City Planner, stating that a REA has been retained to
implement the monitoring program during construction activities. The program shall detail
the poltutants or evidence of pollutants whose presence is being monitored, as well as the
actions to be taken should any pollutant or evidence of pollutant be uncovered. If such a
polflutant or evidence of the pollutant is encountered, it should be evaluated by a REA and
handled in accordance with applicable environmental laws and regulations.

Mitigation Measure Haz-2: For any future project under the DVSP Lipdate, the applicant shall provide
literature In the sales or leasing center with information on the proper disposal of household
hazardous materials and what materials may be considered hazardous. The literature
should include the address for the City's Household Hazardous Waste Collection Facility
located at 1145 East Taylor Street. Additionally, any refuse storage areas shall include
signage listing common hazardous materials and information on proper disposal, in¢luding
the address for the City’s Household Hazardous Waste Collection Facility.

Level of Significance After Mitigation: Less than significant.
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Potential Impact.2: Direct Impacts to Emergency Response and Evacuation Plans

The SPA contains several through streets that would provide an evacuation route for residents
and/or routes for emergency services, including Vista Village Drive, Santa Fe Avenue, and Escondido
Avenue. These roadways provide access throughout the SPA and the surrounding areas, incldding
access to SR-78. Construction of future development in the SPA may require road closures that
would interfere with through streets in the plan area, including those listed above. Additionally,
public improvements proposed in the DVSP Update such as improvements to S. Santa Fe Avenue
would require lang or road closures. Temporary construction-related lane closures would have the
potential to result in a significant impact associated with the ability to implement the City’s
emergency response and evacuation plans in the event of an emergency. This impact is considered
to be potentially significant (PEIR, Section 4.7.5.3).

Facts in Support of Finding: Implementation of Mitigation Measure Haz-3 would reduce impacts
associated with the temporary physical interference of roadways used for emergency services or
evacuation by providing emergency service agencies with adequate time to prepare new routes, and
providing aiternative routes for vehicular and pedestrian traffic.

Mitigation Measure Haz-3:; Prior to construction of a future prOJect in the SPA that requires a lane or
roadway closure, the contractor shall;

a) Ensure that the Vista Fire Department (VFD) and San Diego County Sheriff's Department
{(SDCSD) are notified at least one week prior to lane or roadway closure; and

b) Provide appropriate signage to designate a detour road for vehicular and pedestrian
traffic. The detour will provide the most direct route possible around the road closure.
Adequate signage shall be provided to provide travelers notice of an upcoming detour
and signage with directional arrows along the detour route. Signage along the roadway
shall be provided at least one month prior to construction providing the expected dates
of the closure. Detour route shall be approved by the VFD, and the California
Department of Transportation (Caltrans) if necessary.

Level of Significance After Mitigation: Less than significant.
E. HYDROLOGY AND WATER QUALITY

Potential Impact: Direct Flood Hazard Impact
Implementation of the DVSP Update would accommedate residential, commercial, retail, and

municipal land uses throughout the SPA, including areas located in Zone AH and X designations on
the Flood Insurance Rate Maps (FIRMs) for San Diego County, California and Incorporated Areas
prepared by the Federal Emergency Management Agency. Portions of PA-1a and PA-2 along Buena
Vista Creek, and PA-3 and PA-4 along Tributary 1, are located in Zone AH (high flood risk area).
Portions of PA-1a and PA-2, particularly along Tributary 2, are located in Zone X (low flood risk area).
Specifically, the current capacity of Buena Vista Creek at the confluence with Tributary 1 is less than
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results in f|ood|ng Imp!ementatron of the DVSP Update would include constructlon of the proposed
Santa Fe detention basin and associated curb inlets and laterals necessary to direct peak flow away
from streets. With implementation of the DVSP Update, including the Santa Fe detention basin, the
peak flow at the confluence of Buena Vista Creek and Tributary 1 would not exceed the capacity of
the drainage facility and the DVSP Update would not be located within the 100-year floodplain.
However, if any development upstream of the confluence of Buena Vista Creek and Tributary 1 were
constructed in the SPA prior to completion of the proposed Santa Fe detention basin,
implementation of the proposed project would have the potential to exceed the capacity of the
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drainage channel. Therefore, under this scenario, implementation of the DVSP Update would have
the potential to result in a significant impact associated with flooding and the placement of habitable
structures within the 100-year floodplain (PEIR, Section 4.8.5.3).

Facts in Support of Finding: As described in Mitigation Measure Hyd-1, prohibiting development
from occurring in the SPA upstream of the confluence of Buena Vista Creek and Tributary 1 until
after the proposed Santa Fe detention basin has been constructed would reduce impacts associated
with the 100-year floodplain.

Mitigation Measure Hyd-1. Future development projects under the DVSP Update shall be prohibited
within the SPA until construction of the proposed Santa Fe detention basin is complete.

Level of Significance After Mitigation: Less than significant.

F. NOISE
Potential 1. Direct Impacts Associated with a Temporary Increase in Ambient Noise Levels

and Exposure of New Development to Noise Levels that Exceed Exterior Noise Standards
Construction within the SPA would not take place all at once; however, future development
accommodated by the DVSP Update would have the potential to temporarily generate construction
noise that would exceed 75 decibels (dBA) for an eight-hour period, which is the City's noise
standard for construction noise. This would result in a shortterm significant noise impact.
Additicnally, the Noise Element of the City's General Plan recommends an acoustical review for any
residential projects that would be located within the 65 dBA (Community Noise Exposure Level or
CNEL) contour of a roadway. Multi-family residential development and commercial development
would likely be placed along major roadways, and would have the potentiai to be located within the
65 dBA (CNEL) roadway noise contour that extends approximately 100 feet from the centerline of
roadways in the SPA, affecting interior noise levels and onsite exterior recreational areas. This would
result in a potentially significant impact associated with traffic noise. Multi-family residential
development planned within approximately 200 feet of the SPRINTER railrcad centerline and
commercial development planned approximately 110 feet from the centerline would be exposed to
noise levels that exceed the hourly Leq noise limits established within the City's Noise Ordinance (60
dBA for commercial uses, 55 dBA for multi-family residences, and 50 dBA for single-family
residences). Therefore, development planned within a noise contour which exceeds the limits
estahlished in the City's noise ardinance would result in a potentially 3|gn|f‘ icant impact (PEIR,
Section 4,10.5.1).

Facts in Support of Finding: Imptementation of measures to minimize short-term noise levels caused
by construction activities, as described in Mitigation Measure Noi-1, would reduce impacts
associated with temporary increases in ambient noise. As described in Mitigation Measure Noi-2,
site-specific acoustical analyses would be required to demonstrate that proposed noise-sensitive
land uses in the SPA satisfy the exterior and interior noise standards established by the City's
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Municipal Code. This measure would reduce impacts associated with the exposure of new

development to excessive noise.

Mitigation Measure Noi1: Construction contractors for projects within the proposed SPA shall
implement the foilowing measures to minimize short-term noise levels caused by
construction activities. Measures to reduce construction/demolition noise shall be included
in contractor specifications and shall include, but not be limited to, the following:

. Properly outfit and maintain construction equipment with manufacturer-recommended noise-
reduction devices to minimize construction-generated noise.

10
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. Operate all diesel eguipment with closed engine doors and equip with factory recommended
mufflers.

. Use electrical power to operate air compressors and simitar power tools.

] Employ additional noise attenuation techniques as needed to reduce excessive noise levels

so that construction noise would be in compliance with San Diego County Code Sections
36.408 and 36.409. Such techniques shall include, but not be limited to, the construction of
temporary sound barriers or sound blankets between construction sites and nearby noise-
sensitive receptors.

. Notify adjacent noise-sensitive receptors in writing within two weeks of any construction
activity such as jackhammering, concrete sawing, asphalt removal, pile driving, and large-
scale grading operations that would occur within 100 feet of the property line of the nearest
noise-sensitive receptor. The extent and duration of the construction activity will be included
in the notification.

Mitigation Measure Nol-2: Future residential development, libraries, and other noise sensitive
land uses proposed within the 65 dBA CNEL noise contour of the SPA would require a site-
specific acoustical analysis conducted by an acoustical engineer. The acoustical analysis
shall demonstrate that the proposed project satisfies the exterior and interior noise
standards estaplished by the City's Municipal Code. If the development includes a mix of
uses, or is adjacent to a noise sensitive land use, then the noise level limit of the more
restrictive zoning category shall be used.

Level of Significance After Mitigation: Less than significant.

Potential Impact 2: Direct Impacts Associated with Groundborne Vibration

Potential vibration-sensitive uses in the proposed SPA may include machinery in manufacturing and
processing uses, or medical laboratory equipment. According to Caltrans, major construction activity
within 200 feet and pile driving within 600 feet may be potentially disruptive to sensitive operations.
General construction activity in the proposed SPA surrounding vibration-sensitive uses would have
the potential to result in a significant impact. Additionally, the SPRINTER railroad is a source of
groundborne vibration. The DVSP Update has the potential to locate new vibration-sensitive land
uses within the screening distance of the SPRINTER railroad defined by the Federal Transit
Administration (FTA) for vibration impacts from railroads. A potentially significant impact would occur
{PEIR Section 4.10.5.2).

Facts in Support of Finding: Implementation of the FTA and Federal Railroad Administration (FRA)
guidelines, as described in Mitigation Measure Noi-3, would reduce impacts associated with
groundbormne vibration from construction activity and the SPRINTER railroad.

Mitigation Measure Noi-3: Implement the FTA and FRA guidelines, where appropriate, to limit the
extent of exposure that sensitive uses may have to groundborne vibration from trains,
construction equipment, and other sources. Specifically, Category 1 uses (vibration-sensitive
equipment) within 600 feet, Category 2 uses (residences and huildings where people
normally sleep) within 200 feet, and Category 3 uses (institutional land uses) within 120 feet
of the railroad right-of-way or other major sources of groundborne vibration shall require a
site-specific groundborne vibration analysis conducted by a qualified groundborne vibration
specialist in accordance with FTA and FRA guidelines. Vibration contro! measures deemed
appropriate by the site-specific groundborne vibration analysis shall be implemented by the

project applicant.

Level of Significance After Mitigation: Less than significant.

11
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G. PUBLIC SERVICES

Potential impact 1: Direct and Cumulative Police Protection Impacts

Law enforcement resources for the SPA are currently below the desired level, affecting the ability of
the San Diego County Sheriff's Department (SDCSD) to provide adequate services. Implementation
of the DVSP Update would impact negatively on service delivery to the SPA and would also diminish
service to the rest of the city. Therefore, additional resources must be added to maintain service
levels. Approximately one sworn officer must be added for every 1,000 new residents in order to
maintain adequate service levels. Build-out of the DVSP Update would accommodate population
growth of 4,191 people in the SPA. Therefore, approximately five new sworn officers would be
required to provide the SPA with adequate police protection at build-out of the DVSP Update. The
increase in demand for police services would have the potential to require new police facilities or
substantial alterations 1o existing police facilities to accommodate the new officers. A potentialiy
significant impact would occur (PEIR, Section 4.12.5.1).

Facts in Support of Finding: Impacts associated with the provision of inadequate police services
would be reduced by requiring all future project applicants to contribute their fair share to the SDCSD
s0 that adequate facilities and resources are available to add up to five new sworn officers to the
SDCSD police force, as described in Mitigation Measures Pub-1.

Mitigation Measure Pub-1: Prior to issuance of a Certificate of Occupancy for any future project
under the DVSP Update, the project applicant shall contribute its fair share to the SDCSD to
provide adequate facilities and capital to add up to five new sworn officers to the SDCSD to
adequately serve the SPA, The project applicant shall consult with the SDCSD to determine
to appropriate mitigation fee or other specific measure required.

Level of Significance After Mitigation: Less than significant.

Potential Impact 2; Direct and Cumulative Impacts to Public Schools

The residential development accommodated by the DVSP Update would generate approximately
1,905 new students in the Vista Unified School District (VUSD}. According to the VUSD, most schools
that would serve the SPA have adequate capacity to0 accommodate growth under the DVSP Update;
however, the District's high school facilities currently exceed attendance capacities. The DVSP
Update would have the potential to result in the need for new or physically altered school facilities in
order to maintain adequate public school services. A potentially significant impact would occur
{PEIR, Section 4.12.5.3).

Facts in Support of Finding: Impacts to public schools would be reduced by requiring all future
projects in the SPA to pay statutory fees for the provision of public school services, as described in
Mitigation Measures Pub-2. :
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Mitigation Measure Pub-2: All future projects under the DVSP Update would be required to pay

statutory fees for public school services. As of September 2009, fees were $2.97 per square
foot for residential development, and $0.47 per square for non-residential development.
Project applicants shall contact the VUSD to determine the current and appropriate statutory
fee for each future project proposed in the SPA.

Level of Significance After Mitigation: Less than significant.
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H. RECREATIONAL RESOURCES

Potential Impact Direct Impacts Assoclated with Construction of New Recreational Facilities

Implementation of the DVSP Update would accommodate the construction of new recreational
facilities, including parkland and activity areas, in every planning area within the SPA. The
construction of new recreational facilities within the SPA would have the potential to result in
physical environmental impacts, such as those associated with air quality, biological resources,
archaeological resources; hazards, hydrology, noise, and traffic. The potential environmental
impacts were analyzed in Sections 4.1 through 4,15 of the PEIR, As discussed in the various
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hydrology, noise, and traffic would be potentially significant (PEIR, Section 4.13.5.2).

Facts in Support of Finding Environmental impacts to air quality, biological resources,
archaeological resources, hazards, hydrology, noise and traffic occurring from construction of new
recreational facilities under the DVSP Update would be mitigated through applicable measures
provided in the Sections 4.1 through 4.15 of the PEIR. Due to the nature of recreational facilities as
passive and active activity areas, they are not anticipated to result in significant and potentially
unavoidable impacts from operational air quality emissions or impacts to sensitive historic
resources. However, new recreational facilities could generate new traffic trips from people driving to
and from the recreational activity areas, which would have the potential to result in significant and
unavoidable traffic impacts, With implementation of the mitigation measures identified in the PEIR,
potential physical effects on the environment from the development of recreational facilities under
the DVSP Update would be reduced to a less than significant level, with the exception of operational
traffic impacts. These impacts are discussed below under Section V of these Findings.

Level of Significance After Mitigation: Less than significant, except for operational traffic impacts
discussed below under Section V of these Findings.

I. TRAFFIC

Potential Impact: Direct Impact to Emergency Access

Implementation of the DVSP Update public improvements plan, as well as future development
projects occurring under the Plan, would require temporary lane or roadway closures during
construction. Lane and roadway closures would have the potential to limit emergency access to the
development site or existing development adjacent to the lane or roadway closure. Therefore,
implementation of the DVSP Update would have the potential to result in inadequate emergency
access, and a potentially significant impact would occur (PEIR, Section 4.14.5.3).

Facts in Support of Finding: Implementation of mitigation measure Haz-3, discussed above, would
reduce potentially significant impacts associated with emergency access during construction to a
less than significant level by providing emergency service agencies with adequate time to prepare
new routes, and providing alternative routes for vehicular and pedestrian traffic,

Level of Significance After Mitigation: Less than significant.

J. UTILITIES

Potential Impact 1: Direct and Cumulative Impacts to Water Infrastructure

Implementation of the DVSF Update would require improvements to existing water infrastructure as

identified in the proposed Water Infrastructure Improvements Plan to serve future development in
the SPA. The proposed water infrastructure utility improvements would constitute future construction
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projects in the SPA and would result in physical environmental impacts. The potential physical
environmental impacts resulting from future growth accommodated by implementation of the DVSP
Update, including construction of the water infrastructure improvements, were analyzed in the
various sections of the PEIR. As discussed in these sections of the PEIR, potentially significant
environmental impacts to air quality, biological resources, archaeological resources, hazards,
hydrology, and noise, would occur from the construction of these projects (PEIR, Section 4.15.5.1).

Facts in Support of Finding: Environmental impacts to air quality, biological resources,
archaeological resources, hazards, hydrology, and noise occurring from construction of water
infrastructure utility improvements under the DVSP Update would be mitigated through applicable
measures provided in Sections 4.1 through 4.15 of the PEIR. Due to the nature of water
infrastructure improvement projects as underground utility pipelines, they are not anticipated to
result in significant and potentialty unavoidable impacts from operational air quality emissions,
impacts to historic resources or operational traffic impacts. Therefore, potential physical effects on
the environment from the construction of water infrastructure utility projects associated with
implementation of the DVSP Update would be reduced to a less than significant level with
implementation of applicable mitigation measures identified in the PEIR.

Level of Significance After Mitigation: Less than significant.

Potential Impact 2; Direct and Cumulative Impacts to Wastewater Infrastructure

Implementation of the DVSP Update would require improvements to existing wastewater utility
infrastructure identified in the proposed Sewer Infrastructure Improvements Plan to serve the build-
out of the SPA. The proposed sewer utility infrastructure improvements would constitute future
construction projects in the SPA and would result in physical environmental impacts. The potential
physical environmental impacts resulting from future growth accommeodated by implementation of
the DVSP Update, including construction of wastewater infrastructure improvements, were analyzed
in the various sections of the PEIR. As discussed in these sections of the PEIR, potentially significant
environmental impacts to air quality, biological resources, archaeological resources, hazards,
hydrology, and noise, would occur from the construction of these projects (PEIR, Section 4.15.5.2).

Facts in Support of Finding  Environmental impacts to air quality, biological resources,
archaeological resources, hazards, hydrology, and noise occurring from construction of wastewater
infrastructure utiiity improvements under the DVSP Update would be mitigated through applicable
measures provided in Sections 4.1 through 4.15 of the PEIR. Due to the nature of wastewater
infrastructure improvement projects as underground utility pipelines, they are not anticipated to
result in significant and potentially unavoidable impacts associated with operational air quality
emissions, direct impacts to historic resources or operational traffic impacts. Therefore, potential
physical effects on the environment from the construction of wastewater infrastructure utility
projects associated with implementation of the DV5SP Update would be reduced to a iess than
significant level with implementation of applicable mitigation measures identified in the PEIR.
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Potential Impact 3: Direct and Cumulative Impacts to Stormwater Facilities

Buitd-out of the DVSP Update would increase impervious surfaces within the SPA by 2.12 acres,
which would result in increased stormwater flows from the SPA. The DVSP Update proposes a new
Santa Fe drainage basin that would collect runoff from the SPA, located along Tributary 1 of Buena
Vista Creek on the southeast corner of S. Santa Fe Avenue and Monte Vista Drive, Storm drain
improvements, including curb inlets and laterals, would be required to capture runoff and convey it
to the proposed Santa Fe detention basin. The construction of these stormwater improvements
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wouid have the potential to result in physical environmental impacts. The potential physical
environmental impacts resulting from future growth accommodated by implementation of the DVSP
Update, including construction of stormwater infrastructure improvements, were analyzed in the
various sections of the PEIR. As discussed in these sections of the PEIR, potentially significant
environmental impacts to air quality, biological resources, archaeological resources, hazards,
hydrology, and noise, would occur from the construction of these projects (PEIR, Section 4.15.5.3).

Facts In Support of Finding Environmental impacts to air quality, biclogical resources,
archaeological resources, hazards, hydrology, and noise occurring from construction of stormwater

ha igmabad dhkh [}
infrastructure improvements under the DVSP Update would be mitigated through applicable

measures provided in Sections 4.1 through 4.15 of the PEIR. Due to the nature of these projects as
flood-preventing utilities improvements necessary to convey runoff flows from the SPA, they are not
anticipated to result in significant and potentially unavoidable impacts associated with operational
air quality emissions, direct impacts 10 historic resources or operational traffic impacts. Therefore,
potential physical effects on the environment from the construction of stormwater infrastructure
projects associated with implementation of the DVSP Update would be reduced to a less than
significant level with implementation of applicable mitigation measures identified in the PEIR,

Level of Significance After Mitigation: Less than significant.

V. FINDINGS REGARDING SIGNIFICANT IMPACTS ;I'HAT CANNOT BE
MITIGATED TO BELOW A LEVEL OF SIGNIFICANCE (CALIFORNIA PUBLIC
RESOURCES CODE §21081(a)(3))

CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social,
technological or other benefits of a proposed project against its unavoidable environmental risks
when determining whether to approve the project. If the specific economic, legal, social,
technological, or other benefits of a proposed project outweigh the unavoidable adverse
environmental effects, the adverse environmental effects may be considered “acceptable.” The
PEIR identified impacts associated with air quality, cultural resources, land use, and traffic as
significant and unavoidable environmental impacts.

A AIR QUALITY

Potential Impact: Direct and Cumulative Impacts Associated with the Exceedance of the Significance
Thresholds During Project Operation

Project operational emissions of air pollutants would result from the development of new stationary
and vehicular sources associated with build-out of the SPA under the DVSP Update. Stationary and
vehicular sources of air emissions that would resuit from project implementation would result in the
emission of 361 pounds/day of volatile organic compounds (VOCs), 323 pounds/day of nitrogen
oxides {NOx), 2,767 pounds/day of carbon monoxide (CO), 1,296 pounds/day of respirable
particulate matter {PMuw), and 247 pounds/day of fine particulate matter (PMa2s). Therefore,
operational emissions from full build-out of the DVSP Update would exceed the significance
thresholds for maximum.daily emissions for VOCs (75 pounds/day), NO« (250 pounds/day), CO (550
pounds/day), PMio {100 pounds/day) and PM2s (55 pounds/day). This would result in a potentially .
significant impact.

Eacts in Support of Finding; DVSP Update General Operating Standard C, Air Pollution, in Section 3.0
of the DVSP Update, the Area-Wide Design and Development Plan, requires sources of air pollution
to comply with the rules established by the Environmental Protection Agency (EPA) and the CARB.

.
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The standard states that no person shall operate a regulated source of air pollution without a valid
operative permit issued by the designated regulatory agency. General Operating Standard D,
Exhaust Emissions, from Section 3.0 of the DVSP Update, requires that business activities minimize
exhaust emissions by maintaining equipment in good operating condition and in proper tune in
compliance with manufacturer's specifications. In addition to the operating standards proposed in
the DVSP Update, implementation of Mitigation Measures Air-1 through Air-7 would minirize criteria
pollutant emissions from project construction and operation. With implementation of these
mitigation measures, emissions of criteria pollutants would be reduced to 345 pounds/day of VOCs,
293 pounds/day of NOx, 2,587 pounds/day of CO, 1,215 pounds/day of PM1o, and 232 pounds/day
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pollutant emissions would remain in exceedance of the applicable significance thresholds (see
above), therefore, emissions are significant and unavoidable. Refer to Section VI, Alternatives to the
Project, for a discussion of alternatives (specifically the No Project and Reduced Project Alternatives)
that would reduce operational air quality impacts as compared to the proposed DVSP Update.

Mitigation Measure Air-1: During grading activities for any future development in the SPA, the
on-site construction superintendent shall ensure implementation of standard best
management practices {BMPs) to reduce the emission of fugitive dust, including but not
limited to the following actions:

*  Water any exposed s0il areas a minimum of twice per day, or as allowed under any imposed
drought restrictions. On windy days or when fugitive dust can be observed leaving the
construction site, additional water will be applied at a frequency to be determined by the on-
site construction superintendent,

o Graded areas on slopes will provide temporaty hydroseeding and irrigation of cleared
vegetation and graded slopes as soon as possible following grading activities in areas that
will remain in disturbed condition (but will not be subject to further construction activities) for
a period greater than three months during the construction phase.

o Pave or periodically water all on-site access points or apply chemical stabilizer to
construction sites.

e Securely cover all transported material to prevent fugitive dust.

Operate all vehicles on the construction site at speeds less than 15 miles per hour.

Cover all stockpiles that will not be utilized within three days with plastic or equivalent
material, to be determined by the on-site construction superintendent, or spray them with a
non-toxic chemical stabilizer.

Mitigation Measure Air-2: The following measures shall be implemented throughout
construction to minimize emissions of ozone (O3) precursors (NOx and VOCs):

¢ Turn off all diesel-powered vehicles and gasoline-powered equipment when not in use for
more than five minutes.

e Use electric or natural gas-powered construction equipment in lieu of gasoline or diesel-
powered engines, where feasible.

¢ Require 10 percent of construction fleet to use any combination of diesel catalytic
converters, dieset oxidation catalysts, diesel particulate filters, and/or CARB-certified Tier |l
equipment or better.

« Support and encourage ridesharing and transit incentives for the construction crew.

Mitigation Measure Air-3: The following measures would ensure that architectural coatings
comply with SDAPCD Rule 67:
e Use pre-coated/natural colored building materials.
s Use water-based or low VOC coatings with a VOC content of 100 grams per liter or less.
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Use spray equipment with high transfer efficiency, such as the electrostatic spray gun
method or apply coatings using manual tools, such as paint brushes, hand rollers, trowels,
spatulas, daubers, rags, or sponges.

Mitigation Measure Air-4: Prior to demolition or renovation of any buildings constructed prior to

1980 or otherwise having the potential to contain asbhestes-containing material (ACM), a
survey shall be conducted by a licensed asbestos-abatement contractor to determine
presence of ACM. The SDAPCD shall be notified at least 10 days prior to any activity which
may dislodge ACM in accordance with SDAPCD Rule 361.145 and demolition or renovation
of structures which may contain ACM must be handled and disposed of in accordance with
SDAPCD Rules 361.140-361.156.

Mitigation Measure Air-5: Prior to issuance of a building permit for any future project under the

DVSP Update, the project applicant shall identify and submit building plans that identify
design features to reduce operational emissions associated with vehicular traffic. Such
design features may include, but not be limited to:

Projects within one-quarter mile of a transit facllity, including Sprinter stations and bus stops,
shail enhance existing or construct new pedestrian and bicycle facilities to provide safe and
efficient access 10 the transit services.

Projects located within one-half mile of an existing/planned Class I or Class Il bike lane shall
include a comparahble network that connects the project uses to the existing off-site facility.
Project design shall include a designated bicycle route connecting all units, on-site bicycle
parking facilities, off-site bicycle facilities, site entrances, and primary building entrances 1o
existing Class | or Class il bike lane{s) within one half mile, as feasible.

Nonresidential projects shall provide “end-of-trip” facilities including showers, lockers, and
changing space. At a minimum, project will provide four clothes lockers and one shower
provided for every 80 employee parking spaces, including separate facilities for each gender
for projects with 160 or more employee parking spaces.

Bicycle racks that are accessible from the street and the pedestrian routes. At a minimum,
one bike rack space shall be provided per 20 vehicle parking spaces.

Provide a parking lot design that includes clearly marked and shaded pedestrian pathways
between transit facilities and building entrances.

Other transportation demand features for commercial uses may include parking fees
employee telecommuting programs, flexible employee work schedules, carpool/vanpool
programs, car-sharing services, preferential carpool/vanpool parking, and information on
transportation alternatives provided to employees.

Mitigation Measure Alr-6: Prior to the issuance of building permits, the applicant shall

demonstrate that the project shall exceed the requirements of Title 24 of the California
Energy Efficiency Standards for Residential and Non-residential Buildings.  These
requirements, along with the following measures, shall be incorporated into future
development projects to reduce indirect emissions from energy use in the SPA, including Os
pPrecursors:

Use of low-NOx emission water heaters

Installation of energy efficient and automated air conditioners where applicable

Energy efficient parking area lights

Exterior windows shall be double-paned
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Mitigation Measure Air-7: An Air Quality Impact Assessment (AQIA) shall be prepared for
projects within the DVSP Update planning area for projects that exceed one of the following
screening criteria:

Single family residential: 300 dwelling units (DU)

Apartments (6-20 DU/acre): 370 DU

Apartments (greater than 20 DU/acre): 420 DU

Condominiums: 370 DU

Supermarket: 25,000 SF

Restaurant, fast food: 6,500 SF

Restaurant, sit down: 43,000 SF

Hotel/Motel: 480 rooms

Standard commercial office: 190,000 SF

Neighborhood shopping center: 35,000 SF

For projects that include mixed uses, the AQIA trigger threshold would be determined by
converting the various uses to equivalent singie-family units using the conversion factors found
within Table 5 of the San Diego County Report Format and Content Requirements, Air Quality
{San Diego County 2007).

Level of Significance After Mitigation: Significant and unavoidable.
B. CULTURAL RESQOURCES

Potential Impact: Direct and Cumulative Impacts to Historical Resources

The SPA contains over 80 buildings constructed prior to 1960 that may be eligible for listing in the
National Register of Historic Places (NRHP), CRHR, and/or the City of Vista Historical Resources
Register. Further research, analysis and documentation of the potentially eligible properties would
be required at the project-specific leve! to fully evaluate their eligibility to the NRHP, CRHR and the
City Historical Resources Register. It is also possible that some buildings were missed during the
City's building survey conducted in 1987 which are potentially eligible for listing. Three buildings
have heen evaluated in the PEIR for eligibility to the CRHR and the City's Historical Resources
Register. The American Legion Building located at 321 S. Santa Fe Avenue is recommended eligible
for listing in the CRHR under Criterion 1 for its association with the American Legion in San Diego
County, as well Criterion 3 for its distinctive architecture. The Bungalow Court located at 614 S.
Santa Fe Avenue is also recommended eligible the CRHR under Criterion 3 for architecture. The
Rancho Vista Hotel located at 529-537 S. Santa Fe Avenue was evaluated and recommended not
eligible to the CRHR or the City of Vista Historical Resources Register. Additionally, a four-block area
in downtown Vista has been identified as a potential historic district. Buildings within the area,
including Main Street (100-400 block), Broadway (100-400 block), and the contiguous blocks on
Citrus Avenue, Michigan Avenue, Indiana Avenue, and Hanes Piace, may be either individually
eligible properties or may be eligible as contributing properties to the historic district. The DVSP

Update would guide the redevelopment and/or renovation of properties within the SPA, which would

potentially result in the demolition, destruction, relocation, or alteration of a historical building such
that the significance of an historical resource would be impaired. Future development projects that
propose the removal or demolition of existing structures would have the potential to impact historical
resources. Future development projects that propose the renovation of existing structures wouid
have the potential to remove architectural features of a building that contribute to the historical
significance of the building, Therefore, implementation of the DVSP Update would have the potential
to result in a substantial adverse change in.the significance of a historical resource (PEIR, Section
4.5.5.3).
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Eacts jn Support of Finding: Implementation of Mitigation Measures Cul-3 through Cul6 would
reduce impacts to historical resources to the extent feasible through evaluation of the resource for
eligibility to the NRHP, CRHR, and City's Historic Register. However, implementation of these
mitigation measures cannot guarantee that all potential impacts to historic resources would be
reduced to a level of less than significant. Relocation and demolition of buildings eligible for listing
on the NRHP, CRHR, and the City of Vista Historical Resources Register, as described in Mitigation
Measure Cul-6, would likely be required to accommodate future development allowed under the
DVSP Update. Relocation and demolition may result in the loss of a historic resource or a substantial
adverse change to a historic resource. For example, relocation may preserve a building, yet it ¢can
sever the building's historic relationship with a site. Additionally, relocation can result in damage to
a building, even when precautions are required to be taken. Demolition of histori¢c buildings would
result in the loss of the historic resource itself. Therefore, impacts would remain significant and
unavoidable, even with implementation of all feasible mitigation measures. Refer to Section Vi,
Alternatives to the Project, for a discussion of alternatives (specifically the Reduced Project
Alternative} that would reduce historic resources impacts as compared to the proposed DVSP
Update,

Mitigation Measure Cul-3: Prior to issuance of a grading permit, any site in the SPA that includes
a building that is recommended eligible for listing in the CRHR, located in the Character
Overlay District or has been assigned a status code of 553 or 5D3, the project applicant shall
hire a qualified archaeclogist/historian to evaluate all potentially eligible buildings for
eligibility to the NRHP, CRHR and City of Vista Historical Resources Register. The evaluation
shall consist of additional research and more detailed documentation of buildings, as
necessary to evaluate eligibility for listing in the NRHP, CRHR and/or the City of Vista
Historical Resources Register.

Mitigation Measure Cui-4: Prior to issuance of a grading permit for any future project located in
the Character Qverlay District on a site assigned a status code of 503, the City and/or project
applicant shall hire a qualified archaeologist/historian to complete an evaluation of the
proposed Downtown Vista Historic Commercial District for eligibility to the NRHP, CRHR
and/or City of Vista Historical Resources Register. Evaluation of the historic district shall
include evaluations of the individual buildings on the SPA for eligibility, and evaluation of the
overall district.

Mitigation Measure Cul-5: if the Character Qverlay District is determined to be eligible to the
NRHP, CRHR and/or City of Vista Historical Resources Register, any future project located in
the Character Overlay District and assigned a status code of 583 or 5D3 shall be evaluated
by a qualified archaeologist/historian to determine its eligibility to the historic district. If
determined to be eligible to the district, the project shall conform to the applicable building
and architectural guidelines of the district.

Mitigation Measure Cul-6: For any future development project under the DVSP Update that
would result in a substantial adverse change to a building eligible for listing on the NRHP,
CRHR and City of Vista Historical Resources Register, impacts to the historic building(s) shall
be determined during the environmental review process, and appropriate mitigation shall be
implemented. Preservation in place shall be the preferred treatment for all properties that
are evaluated and found eligible to the NRHP, CRHR, or the City's Historical Resources
Register. Mitigation measures for the treatment of any buildings determined to be eligible
properties shall be consistent with the Secretary of the Interior's Standards for the Treatment
of Historic Properties (37 CFR 68) for undertaking Preservation, Rehabilitation, Restoration,
and Reconstruction of Historic Buildings. If preservation is not possible, the following
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guidelines for relocation and demolition from the Secretary of the Interior’s Guidelines for the
Treatment of Historic Properties shall be implemented. The Secretary of the Interior's
Standards for the Treatment of Historic Properties (37 CFR 68) provide a consistent
framework for undertaking Preservation, Rehabilitation, Restoration, and Reconstruction of
Historic Buildings.

Rejocation of Historic Buildings. Relocation preserves a building, yet severs its historic
relationship with a site. Relocation of a building shall only be implemented when the only
other alternative is demolition. When relocation is unavoidable, the following precautions
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compatibility of the historic building in a new context: )

¢ Detailed documentation through the preparation of a Historic American Building Survey
(HABS) shall be conducted prior to relocation as partial mitigation of impacts to the building's
integrity of setting and location. Detailed photo documentation of the interior, exterior,
landscaping and setting of the building is recommended. The original design drawings should
be located, if possible. If design drawings do not exist, a Level | HABS, including the
preparation of architectural drawings, is recommended. Guidelines for the preparation of a
HABS documentation are provided in the requirements for demolition below.

e If feasible, the building or structure shall be relocated to a lot within its original
neighborhood.

« [f feasible, the building shall be relocated to a lot similar in size and topography to the
original.

« The building or structure to be relecated shall be similar in age, style, massing, and size to
the existing historic structures in the area in which it will be relocated.

e The building or structure to be relocated shail be placed on its new lot in the same
orientation and with the same sethacks to the street as its placement on its original Iot.

s A relocation ptan shall be prepared prior to relocation to ensure that the least destructive
method of relocation shall be used.

e Alterations or additions to the historic building or structure proposed to further the relocation
process shall be evaluated in accordance with Secretary of the Interior’'s Standarsds.

¢ The appearance, including materials and height, of the new foundations for the relocated
historic structure shall match those original to the building or structure as closely as possible,
taking into account applicable codes.

+ Licensed professional building movers shall be used to relgcate a historic building.
Whenever possible, buildings shall be moved in one piece. If problematic structural or
relocation route conditions preclude moving a building as a single unit, then partial
disassembly into large sections is acceptable. Total disassembly of building components
shall be avoided except under extreme situations.

e Buildings or their components shall be protected from damage during the moving process by
adding bracing, or strapping, or by temporarily infilling door and window openings for
structural rigidity.

Demolition of Historic Buildings. Demolition shall only be considered after all other possible
mitigation, such as rehabilitation, and relocation, have been determined to be infeasible. The
negative effects of historic building removal may be reduced by carefully documenting the
appearance of a building and its site and by salvaging historic materials for reuse.
Documentation shall be conducted prior to demolition and shall include the preparation of Level
| HABS. This document shall include:

-
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» Drawings: a full set of measured drawings depicting existing or historic conditions.
Photographs: photographs with large-format negatives of exterior and interior views;
photocopies with large-format negatives of select existing drawings or historic views where
available.

¢ Written data: History and description.

Important features and materials of a huilding and its site shall be salvaged to the extent
feasible prior to demolition. These can be recycled for use in similar buildings undergoing repairs
or rehabilitation. Suitable items may include:

Hardware, light fixtures

Columns, baseboards, cornices, and other decorative trim

Paneling and other decorative wall or ceiling finishes

Mantels, staircases, siding, trim, windows and doors

Heavy timbers, logs, flooring, and other structural elements

Tile, stone, and other masonry elements

Although the implementation of these measures would lessen the severity of impacts associated
with relocation and demolition of historical resources, in many instances these impacts would
remain potentially significant.

Level of Significance After Mitigation: Significant and unavoidable.

C. LAND USE

Peotential Impact: Direct and Cumulative Impacts Associated with a Conflict with the City of Vista
General Plan

impiementation of the DVSP Updaie wouid be consistent with aii Generai Pian goais and poficies,
with the exception of the policies relating to traffic. Implementation of the DVSP Update would not
be consistent with Goal 1, Policy 1.2, or Policy 1.7 of the Circulation Element and Criterion E of the
Community Facilities Element because implementation of the DVSP Update would result in the

following intersections operating at a LOS of E or F (PEIR, Section 4.9.5.1): |

S. Santa Fe Avenue/Main Street (LOS F, AM and PM Peak Hours)

S. Santa Fe Avenue/E. Broadway (LOS F, AM and PM Peak Hours)

S. Santa Fe Avenue/Guajome Street (LOS F, AM and PM Peak Hours)
Pala Vista Drive/S. Santa Fe Avenue (LOS F, AM and PM Peak Hours)
Vale Terrace/Vista Way (LOS E, AM and PM Peak Hours)

Escondido Avenue/Postal Way (LOS E, PM Peak Hour)

Melrose Drive/Olive Avenue (LOS E, PM Peak Hour)

Escondido Avenue/S. Santa Fe Avenue (LOS F, PM Peak Hour)
Escondido Avenue/Eucalyptus Avenue (LOS F, PM Peak Hour)

Eacts in Support of Finding: As discussed below, implementation of Mitigation Measures Tra-1
through Tra-10 would minimize impacts associated with increases in operational traffic to the extent
feasible; however, two intersections would continue to operate at a LOS below D: Santa Fe
Avenue/E. Broadway and Santa Fe Avenue/Guajome Street. Therefore, impacts would remain
significant and unavoidable to these two intersections. Refer to Section VI, Alternatives to the
Project, for a discussion of the No Project, Reduce Project, and Expanded Street Configuration
Alternatives, which would reduce land use impacts compared to the proposed DVSP Update.

Level of Significance After Mitigation: Significant and unavoidable.
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D. TRAFFIC

Potential Impact: Direct and Cumulative Impacts Associated with the Exceedance of LOS Standards
Build-out of the DVSP Update would cause an increase in traffic that is substantial in relation to the
existing traffic 1oad and capacity of the street system because it would result in a substantial
increase in vehicle trips that would exceed the LOS standards established for roadways and
intersections. Implementation of the DVSP Update would result in potentially significant impacts to
the following intersections:

S. Santa Fe Avenue/Main Street (LOS F, AM and PM Peak Hours)
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S. Santa Fe Avenue/Guajome Street (LOS F, AM and PM Peak Hours)

Pala Vista Drive/S. Santa Fe Avenue (LOS F, AM and PM Peak Hours)

Vale Terrace/Vista Way (LOS E, AM and PM Peak Hours)

Escondido Avenue/Postal Way (LOS E, PM Peak Hour)

Melrose Drive/Olive Avenue (LOS E, PM Peak Hour)

Escondido Avenue/S. Santa Fe Avenue (LOS F, PM Peak Hour)

Escondido Avenue/Eucalyptus Avenue (LOS F, PM Peak Hour) (PEIR, Section 4.14.5.1)

L ] L L] L ] [ ] a [ ] L g

Additionally, the eastbound SR-78 segment from Vista Village Drive to Escondido Avenue would
operate at LOS F in the PM Peak Hour with implementation of the DVSP Update. Therefore,
implementation of the DVSP Update would result in a significant impact to this freeway segment.

Facts in Suonport of Finding: Implementation of measures Tra-1 through Tra-3 and Tra-5 through Tra-
9 would reduce the identified significant impacts to SPA intersections to the extent feasible. Tra-4
would reduce impacts to the S. Santa Fe Avenue/Guajome Street intersection to a less than
significant level; however, this mitigation measure is infeasible due to the constraints associated
with the roadway width. S. Santa Fe Avenue would be reduced to two lanes on this segment with
implementation of the proposed project; therefore, an additional left turn lane from Guajome Street
onto S. Santa Fe Avenue could not be accommodated. Widening S. Santa Fe Avenue along this
segment would conflict with Project Objective 8 for the proposed project because it would not
provide improved pedestrian facilities within the SPA. Therefore, mitigation measure Tra-4 would not
be implemented. With implementation of mitigation measures Tra-1 through Tra-3 and Tra-5
through Tra-9, impacts to impacted SPA intersections would be reduced to less than significant
levels, with the exception of the Santa Fe Avenue/E. Broadway intersection in the PM peak hour and
the Santa Fe Avenue/Guajome Street intersection in the AM and PM peak hours. Therefore, impacts
1o these two intersections would remain significant and unavoidable.

Implementation of mitigation measure Tra-10 would reduce the identified significant impact to the
eastbound SR-78 segment from Vista Village Drive to Escondido Avenue to a less than significant
level. However, since the improvements to SR-78 are proposed within the jurisdiction of another
public agency (Caltrans), the City cannot guarantee their implementation. Therefore, the impact
would remain significant and unavoidable. Refer to Section VI, Alternatives to the Project, for a
discussion of the No Project Alternative, Reduced Project Alternative, and Expanded Street
Configuration Alternative, which would reduce traffic impacts compared to the proposed DVSP
Update.

Mitigation Measure Tra-1: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening Melrose Drive at
the Olive Avenue intersection to include an additional left-turn lane for south southbound
traffic onto Olive Avenue, and right turn lanes in both directions onto Olive Avenue.
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Mitigation Measure Tra-2: S. Santa Fe Avenue will not be reduced to two lanes between Vista
Village Drive and Main Street. Prior to issuance of a building permit for any future project
under the DVSP Update, the project applicant shall pay its fair share towards restriping S.
Santa Fe Avenue just southeast of Main Street to transition S. Santa Fe Avenue to two lanes
in the southern direction, and to four lanes in the northern direction.

Mitidation Measure Tra-3: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward restriping E. Broadway at
the S. Santa Fe intersection to a right turn only lane at the intersection in order to restrict
westbound left-turn movements from E. Broadway onto S. Santa Fe Avenue. Additionally, the
project applicant shall pay its fair share toward restriping on S, Santa Fe Avenue that would
allow for a left turn lane for southbound traffic on S, Santa Fe Avenue onto E. Broadway.

Mitigatlon Measure Tra-4: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening and restriping
westbound Guajome Street at the S. Santa Fe Avenue intersection to allow for an additional
left-hand turn lane onto S. Santa Fe Avenue. This measure is considered to be infeasible due
to the constraints associated with the roadway width.

Mitigation Measure Tra-5: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward signalizing the Pala Vista
Drive/Santa Fe Avenue intersection with a four-way traffic signal.

Mitigation Measure Tra-6: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening the Escondido
Avenue and S. Santa Fe intersection. S. Santa Fe Avenue would be widened to provide an
additignal left turn lane in each direction. Escondido Avenue would be widened to include an
additional through lane and right turn lane for northbound traffic.

Mitigation Measure Tra-7: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward widening southbound Vale
Terrace at the E. Vista Way intersection to include a separate right-turn lane onto E. Vista
Way.

Mitigation Measure Tra-8: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward restriping Escondido
Avenue at the Eucalyptus Avenue intersection to include three through lanes for northbound
traffic. The project applicant shall also pay its fair share to widen Eucalyptus Avenue at this
intersection to include a right-turn lane for eastbound traffic onto Eucalyptus Avenue.

Mitigation Measure Tra-9: Prior to issuance of a building permit for any future project under the
DVSP Update, the project applicant shall pay its fair share toward improving Escondido
Avenue at the Postal Way intersection to inciude a separate right turn lane for northbound
traffic onto Postal Way.

Mitigation Measure Tra-10: A subregional corridor study of SR-78 shall be conducted by SANDAG
and Caltrans in conformance with Caltrans procedures and standards in order t0 assess the
ultimate SR-78 corridor needs to serve the build-out of the North County jurisdictions,
including the City of Vista. The corridor study shall identify necessary improvements to SR-78
in orcder to support the future build-out, including the DVSP Update. Prior to issuance of a
building permit for any future project under the DVSP Update, the project applicant shall pay
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its fair share toward necessary improvements to the SR-78 corridor, as determined in the
SANDAG/Caltrans SR-78 corridor study, which may include auxiliary lanes, ramp
improvements, interchange improvements, or adding an HOV lane to the eastbound side of
SR-78, as deemed appropriate by the City.

L i M ion: Significant and unavoidable.

VI.  ALTERNATIVES TO THE PROJECT

CEQA requires that a PEIR describe a range of reasonable alternatives to the project, or to the
location of the project, which could feasibly attain most of the basic objectives of the project but
would avoid or substantially lessen the project’s significant impacts, and that it evaluate the
comparative merits of the alternatives. Based on the State CEQA Guidelines, three project
alternatives to avoid or reduce significant project impacts were identified and addressed in the PEIR:
the No Prgject Alternative, the Reduced Project Alternative, and the Expanded Street Configuration
Alternative.

in considering and rejecting certain alternatives, the project objectives must be weighed against the
ability of the various alternatives to meet them. As stated above in Section M, the project objectives
that were identified in the PEIR and considered in these Findings are:

1. Develop four distinct planning areas within the SPA, each of which provides specific types of
development opportunities based on community need, existing uses, and location within the
SPA. The planning areas will include a gateway mixed use district, civic and entertainment
district, mercantile and retail district and Iargpr seale retail district.

2. Identify design and development gmdennes for each of the four planning areas and the
entire SPA that address the following: permitted uses, prohibited uses, operating standards,
fences and walls, landscaping, parking and loading, lighting, signs, standards for specific
land uses, lighting and security, building design, architectural design, and circulation and
access.

3. Provide new mixed-use commercial and residential development opportunities in the SPA,
including up to 1,270 new dwelling units and 1.8 million square feet (SF) of commercial retail
and office uses.

4. ldentify landscape design guidelines for the SPA to improve the aesthetic environment of the
downtown area and create a cohesive community design plan.

5. Improve traffic circulation within the SPA, including improvements to the followmg
intersections: Olive Avenue and N. Melrose Drive; S. Santa Fe Avenue and E. Broadway; S.
Santa Fe Avenue and Pala Vista Drive; S. Santa Fe Avenue and Guajome Street; S. Santa Fe
Avenue and Escondido Avenue; Vale Terrace and E. Vista Way; and Escondido Avenue and
Eucalyptus Avenue.

6. Provide water, sewer and storm drain infrastructure improvements in the SPA to serve the
proposed commerciai and residential uses.

7. Preserve the historic downtown area of Vista by creating a Character Overlay Zone and
requiring architectural design styles and construction methods and materials that are
compatible with the surrounding area.

8. Increase the use of alternative transportation within the SPA by providing improved
pedestrian, bicycle and transit facilities and corridors that are easily accessible to the public.

9. Provide residential housing for a variety of income levels and housing needs by offering
various housing types including live/work units, single-family dwellings, multiple-family
dwellings, and senior housing developments.
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10. Increase public safety by clearly delineating pedestrian circulation through landscaping,
walkways, and decorative hardscape as well as creating pedestrian pathways between
parking areas and businesses.

11. Promote sustainable development principles by encouraging high-density commercial
development near the core of the district, connected to residential development with
pedestrian corridors.

12. Create an 18-hour activity area at the core of the SPA, featuring a variety of residential
development and large anchor retail with increased building heights and building density.

A. Aiternative 1: No Project
1. Description

CEQA requires the No Project Alternative to be addressed in a PEIR. Under the No Project Alternative,
it is assumed that the DVSP Update would not be adopted and the existing SP #26 would be the
applicable planning document for the downtown area. The Vista General Plan would remain the
applicable planning document for areas outside of the existing SP #26 boundary included in the
proposed SPA. Development and redevelopment would continue to occur in the proposed SPA
boundary under SP #26 and the City General Plan; however, the DVSP Update would allow higher
intensity development in the SPA as compared to this alternative by accommodating greater mixed
use commercial and residential development. Additionally, the No Project Alternative would not
adopt the design and development guidelines identified in the DVSP Update and would not construct
the proposed public services and roadway improvements discussed therein (PEIR, Section 6.3.1).

2, Attainment of Project Objectives

The No Project Alternative would meet only one of the 12 project objectives identified for the DVSP
Update, and would partially fulfill two other objectives. This alternative would meet Objective 4
because landscape design guidelines exist for the SPA. This alternative would partially meet
Objective 3 because it would accommodate new commercial and residential development
opportunities, but not to the extent of the DVSP Update. This alternative would partially meet
Objective 9 because it would accommodate multifamily residential and mixed-use residential
development, but would not accommodate live/work units or senior housing development. The No
Project Alternative would not meet Objective 1 because it would not develop four distinct planning
areas; Objective 2 because it would not identify design and development guidelines for four distinct
planning areas; Objective 5 because it would not implement the proposed circulation improvements;
Objective 6 because it would not implement the proposed water, sewer and storm drain
infrastructure improvements; Objective 7 because it would not create a Character Overlay Zone to
preserve the historic downtown area; Objective 8 because it would not improve pedestrian, bicycle
and transit facilities and corridors; Objective 10 because it would not implement design and
development guidelines to increase public safety by clearly delineating pedestrian circulation;
Objective 11 because it would not implement the sustainable development principles; or Objective
12 because it would not create an 18-hour activity area at the core of the SPA.

3. Impacts

Aesthetics:  Impacts to scenic vistas would be less than significant, similar to the DVSP Update,
because the No Project Alternative would not result in significant impacts to any designated scenic
vistas within the SPA. The No Project Alternative would not implement the design and development
guidelines that would enhance the visual character and quality of the downtown area; therefore, the
No Project Aiternative would result in increased impacts to visual character and quality compared to
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the proposed project. Less than significant impacts associated with lighting and glare would be
slightly reduced under the No Project Alternative because the intensity of development and
redevelopment under the No Project Alternative would be less than under the DVSP Update.

Air Quality;: The No Project Alternative would be consistent with the applicable air quality plan
because build-gut of SP #26 was included in the population assumptions made by the San Diego
Association of Governments (SANDAG) and utilized in the air quality plan. Implementation of the No
Project Alternative would not accommodate land uses typically associated with the production of
objectionahle odors. Therefore, the No Project Alternative would result in less than significant

imnacts to these issues ﬁ\mrall construction and onerational emissions would he reduced under
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this alternative because less development would occur; however, vehicular emissions may be the
same because this atternative does not promote transit-oriented development. However, impacts
would still be anticipated to be significant under this alternative and require mitigation measures.
The No Project Alternative would accommodate residential and commercial development with the
potential to expose sensitive receptors to TACs from nearby gas stations or dry cleaners. The
mitigation proposed for the DVSP Update would also reduce impacts associated with this alternative
to below a significant level.

Biological Resgurces:; Future development under the No Project Alternative would have the potential
to directly impact sensitive Diego coastal sage scrub and exotic riparian woodland habitats located
within the plan boundary and the sensitive species supported by these habitats, including migratory
species. Additionally, future development adjacent to Buena Vista Creek or its tributaries would have
the potential to result in a significant impact to a jurisdictional waterway, similar to the proposed
project. The mitigation identified in PEIR would also be required to reduce impacts to a less than
significant level under the No Project Alternative. Implementation of the No Project Alternative would
not conflict with existing regulations or the North County MHCP or Natural Community Conservation
Plan (NCCP), because the project area is not identified for conservation as a Biological Core
Resource Area (BCRA) or Focused Planning Area (FPA) in the North County MSCP and future
development would be required to conform to the NCCP Guidelines.

Climate Change: The No Project Alternative would support a less intensive build-out of uses in the
SPA area compared to the DVSP Update; however, development under the No Project Alternative
would be business-as-usual (BAU). Therefore, compared to the DVSP Update, the No Project
Alternative would result in greater greenhouse gas (GHG) emissions from vehicular sources, energy
consumption, water use, solid waste disposal, and construction activities. This impact would be
significant and mitigation would be required.

Cultural Resources: The No Project Alternative would involve demolition/remodeling of potentially
significant historical resources in the SPA and would have the potential to impact significant
archaeological resources in currently undeveloped areas during ground disturbing construction
activities. Therefore, implementation of the No Prgject Alternative would result in & potentially
significant impact and the mitigation measures identified in the PEIR would be required. The
discovery of human remains would comply with applicable State law and, therefore, be less than
significant. Impacts to paleontological resources would be less than significant because the
underlying soils have low potential to contain paleontological resources.

Geology and Soils: The No Project Alternative would result in similar less than significant impacts as
the DVSP Update for geologic hazards, unstable soils, and expansive soils because compliance with
IBC and CBC standards and implementation of site-specific geotechnical investigation
recommendations required under the Grading and Erosion Control Ordinance would ensure that
impacts would be less than significant. Implementation of BMPs required by the City’s Stormwater
Standards Manual would ensure that impacts associated with soil erosion are less than significant.
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Hazards and Hazardous Materlals: The No Project Alternative would resuit in potentially significant
impacts with regard to: 1) hazards to the public, environment, and nearby schools through the
routine use, transport, and disposal of hazardous materials; and 2) impairment of emergency
response and evacuation plans from construction-related road closures or detours; however, these
impacts would be reduced to less than significant levels via compliance with applicable regulations;
and submission of building plans to the VFD for review and approval. The No Project Alternative
would have the potential to result in significant ipacts to persons or the environment as a result of
previous land uses that used or generated hazardous materials or wastes. The mitigation measures
proposed in the PEIR would be required to reduce impacts associated with this alternative to a less
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Hydrology and Water Quality; Required compliance with the City's Stormwater Ordinance and
Groundwater Ordinance, including preparation of an erosion control plan and impiementation of
minimum BMP requirements, would ensure that construction required for future development under
SP #26 would not result in a significant impact to individual project site hydrology. However, impacts
associated with flooding would be increased under the No Project Alternative because the drainage
improvements proposed in the DVSP Update, including the new Santa Fe Avenue drainage basin
along Tributary 1, would not be implemented. The downtown area would remain within the 100-year
flood area under this alternative. Impacts would be significant and mitigation would be required.
Implementation of BMPs according to the City's Stormwater Standards Manual, and compliance with
the Standard Urban Stormwater Mitigation Plan (SUSMP) through the Stormwater Ordinance, the
City's Grading Qrdinance, and required National Pollution Discharge Elimination System (NPDES)
permits would reduce water quality impacts of the No Project Alternative from sediment-laden runoff
during construction and operational pollutants post-construction to a less than significant level.

Land Use; The No Project Alternative would not result in an impact with regard to confticts with
neighboring land uses or the physical division of an established community because similar types of
activities and uses would occur in the downtown area under both scenarios. Additionally, the No
Project Alternative would be consistent with all applicable adopted land use plans, policies and
regulations except Goal 1, Policy 1.2, and Policy 1.7 of the General Plan Circulation Element and
Criterion E of the Community Facilities Element because several intersections currently operate at a
LOS E or LOS F, or would operate at a LOS E of LOS F in 2030 without implementation of the DVSP
Update, as identified below in the Traffic discussion. Therefore, the No Project Alternative would
result in a significant impact related to consistency with the General Plan. Mitigation measures
would be required.

Noise: The No Project Alternative would result in permanent increases in ambient noise levels from
operation of new development and redevelopment and temporary noise impacts and groundborne
vibration impacts from construction. Impacts would be potentially significant and the mitigation
measures proposed in the PEIR would be required to reduce them 1o a less than significant level.
Less than significant impacts to traffic noise would be reduced under this alternative because
vehicle trips associated with this alternative would be reduced. The No Project Alternative would not
expose people to aircraft noise.

Population and Housing: The No Project Alternative would directly and indirectly induce population
growth; however, this growth is consistent with forecasted growth for the city. Additionally, the No
Project Alternative would accommodate the construction of new housing in the downtown area and
would not displace substantia! numbers of existing housing, necessitating the construction of
replacement housing elsewhere.
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Publlc Services: Demand for services from the SDCSD and VUSD currently exceed the capacity of
these service providers. Therefore, future development under the No Project Alternative would result
in an increase in demand for police and school services that would have the potential to exceed the
capacity of existing SDCSD or VUSD facilities requiring the construction of new facilities or
substantial alterations to existing facilities, the effects of which could have significant environmental
impacts. Implementation of the mitigation measures proposed in the PEIR would be required to
reduce impacts under this alternative to a less than significant level. The VFD would have adequate
facilities to serve future development in the SPA under No Project Alternative.
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activities; however, the new recreational opportunities proposed under the DVSP Update would not
be constructed under this alternative. The No Project Alternative would not aid the City in maintaining
its goal of 4.49 acres of parkland for every 1,000 residents, but would accommodate new growth in
the SPA consistent with existing plans. Therefore, future growth under the No Project Alternative
would result in increased demand on existing recreational facilities and would result in a greater
impact associated with the deterioration of these facilities. Impacts to existing recreational facilities
under this alternative would be potentially significant. However, because the No Project Alternative
would not require new recreational facilities to be provided in the SPA, it would result in fewer
environmental impacts associated with the construction or expansion of recreational facilities in the
SPA,

Traffic and Circulation: The No Project Alternative would accommodate less intensive growth in the
downtown area as compared to the DVSP Update; therefore,.increases in traffic would be somewhat
reduced under this alternative. However, DVSP Update proposed roadway and intersection
improvements would not be implemented under this aiternative, resulting in a greater traffic impact
as compared to the proposed project. The following intersections would operate at an unacceptabie
LOS without implementation of the DVSP Update:

Melrose Drive/Qlive Avenue (LOS E, PM Peak Hour)

Santa Fe Avenue/E. Broadway (LOS E, PM Peak Hour)

Pala Vista Drive/Santa Fe Avenue (LOS F, PM Peak Hour)
Escondido Avenue/Santa Fe Avenue (LOS F, PM Peak Hour)
Vale Terrace/Vista Way (LOS E, AM Peak Hour)

« Escondido Avenue/Eucalyptus Avenue (LOS F, PM Peak Hour)

Impacts would be anticipated to be significant and require mitigation. Less than significant impacts
associated with potential hazards from traffic queuing at driveways would be reduced under this
alternative because traffic would be reduced in the SPA as compared to the DVSP Update. Impacts
associated with emergency access would be mitigated to a less than significant impact with
mitigation measure Haz-3. Less than significant parking supply impacts would be similar under this
alternative because future development under the No Project Alternative would be required to
comply with existing parking regulations. The No Project Alternative would not conflict with the
existing alternative transportation services provided in the SPA because future development under
this alternative would be required to be compatible with existing land uses under SP #26.

Utilities: The No Project Alternative would not result in a significant impact associated with an
increase in the demand for wastewater treatment or energy because adequate wastewater
treatment and energy facilities are in place to serve development under the No Project Alternative.
However, the No Project Alternative would not implement the stormwater improvements proposed in
the DVSP Update that would remove the SPA from the 100-year floodplain. Therefore, stormwater
facilities would be inadequate under this alternative and would result in a significant impact. Build-
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out of the existing land uses proposed for SPA would result in a greater demand for water as
compared to ultimate build-out of the fand uses proposed under the DVSP Update, in part, because
of the greater number of residential units allowed under the uitimate build-out of the existing
General Plan and SP #26 (1,723 units) as compared 1o the number of units allowed under the build-
out of the DVSP Update (1,680 units). Therefore, the No Project Alternative would result in & greater
demand on water supply than the DVSP Update. Development under No Project Alternative would
not exceed the capacity of Miramar Landfill and would not result in significant impact associated
with solid waste disposal or compliance with AB 939,
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The No Project Alternative would accomplish only one of the twelve objectives identified for the DVSP
Update, and would partially fill two others. The alterative would result in reduced impacts associated
light or glare, consistency with air quality standards, biological resources, construction of new
recreational facilities, and traffic hazards. However, this impact would result in greater impacts
associated with GHG emissions, flood hazards, existing recreational facilities, increases in traffic,
water supply, and stormwater facilities.- Significant and unavoidable impacts to air quality, historical
resources, conflicts with the General Plan, and increases in traffic would still occur under this
alternative.

Additionally, upon completion of the 20-year build-out period, implementation of the DVSP Update is
projected to generate a total of approximately 4.9 million dollars in property taxes. Build-out would
also create over $100,000 in annual sales tax revenue for the City. The No Project Alternative would
result in reduced revenues for the City from property tax and sales tax revenues because total
development would be reduced under this altemative. The proposed project is also projected 1o
create approximately 3,500 new jobs from commercial/retail uses. The number of jobs would be
reduced under the No Project Alternative because less commercial and retail development would be
accommodated. The construction of the fand uses accommodated under the DVSP Update would
generate substantial revenue to the local economy and provide a significant number of construction-
related jobs over the 20 year period until build-out of the Plan. The No Project Alternative would not
generate as much revenue to the local economy or create the same number of construction jobs
from project construction due to the reduced development that would occur under this alternative.
Additionally, this alternative would not redevelop the downtown area to provide an entertainment
and cuitural destination for city residents. Therefore, the environmental advantages associated with
this alternative do not outweigh the economic and social advantages of the propased project.

B. Altemative 2: Reduced Project Alternative

1. Description e

The Reduced Praject Aiternative would implement the proposed DVSP Update; however, the area
that the Plan would apply to would be reduced to the original SP #26 boundary. This area includes
portions of PA-3, PA-1a, and PA-2, PA-4 and PA-1b would be eliminated under this alternative. The
area-wide design and development plan, as well as the planning area specific design and

development plans, for the three applicable planning areas (PA-1a, PA-2, and PA-3) would be

implemented. In the original SP #26 boundary, the development densities that would be
accommodated under the proposed DVSP Update would be accommodated by the Reduced Project
Alternative; however, overall development would be reduced hecause the development
accommodated under the DVSP Update outside of the SP #26 boundary would not be implemented
under the Reduced Project Alternative. This alternative would reduce the size of the SPA by
approximately 35 percent. Based on this reduction, the Reduced Project Alternative would
accommodate a total of approximately 1,090 dwelling units and 1,706,155 SF of development,
compared to 1,675 dwelling units and 2,624,854 SF of development under the DVSP Update. The
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existing City General Plan would remain the applicable pltanning document for the area outside of the
original SP #26 boundary (PEIR, Section 6.3.2).

2. Attainment of Project Objectives

The Reduced Project Alternative would meet six of the 12 project objectives identified for the DVSP
Update, partially fulfill five other objectives, and would not meet one objective. This alternative
would meet Objective 4 because it would implement the proposed landscape design guidelines in
the reduced SPA. It would fulfill Objective 2 because it would identify design and development
guidelines for the reduced SPA. This alterative would fulfill Objective 7 because it would create a
Character Overlay Zong in the historic downtowin area. The Reduced Project Alternative would fulfill
Objective 9 because it would accommodate a variety of housing types, including mixed-use
residential and live/work units. The Reduced Project Alternative would fulfill Objective 10 because it
would implement the proposed design and development guidelines to increase public safety by
clearly delineating pedestrian circulation, and would fulfill Objective 11 hecause it would implement
the proposed sustainable development principles. The Reduced Project Alternative would partially
meet Objective 1 because it would develop three, but not four, distinct pianning areas. H would
partially fulfill Objective 3 because it would accommodate new commercial and residential
development opportunities, but not 1o the extent of the DVSP Update. The Reduced Project
Alternative would partially fulfill Objectives 5 and 6 because it would implement some of the
proposed circulation and infrastructure improvements identified for the DVSP Update, but only those
proposed within the Reduced Project Aiternative boundary. Objective 8 would be partially fulfilled
because this alternative would improve pedestrian, bicycle and transit facilities and corridors
surrounding the Vista Transit Center, but would not provide improved connectivity to the Escondido
Avenue Sprinter Station. This alterative would not fulfill Objective 12 because it would not create an
18-hour activity area at the core of the SPA. The 18-hour activity area is proposed in PA-4, which is
not included in the reduced SPA boundary.

3. Impacts

Aesthetics: The Reduced Project Alternative would result in less than significant impacts to scenic
vistas and visuai character and quality within the original SP #26 area because future development
would not affect any designated scenic vistas and would enhance the overall visual character and
quality of the downtown area. However, the areas cutside of the original SP #26 would remain the
same and would not be redeveloped with improvements to visual character. Therefore, impacts
associated with visual character and quality would be increased as compared to the proposed
project. Less than significant impacts associated with lighting and glare would be reduced under the
Reduced Project Alternative because the total amount of development accommodated by this
alternative would be less than the total amount accommodated under the DVSP Update.

Air Quality: The Reduced Project Alternative would result in less than significant impacts with regard
to consistency with the applicable air guality plan because the Reduced Project Alternative would be
consistent with or below SANDAG population forecasts utilized in the air quality plan. Additionally,
the land uses accommodated under the Reduced Project Alternative do not typically result in the
praduction of objectionable odors. Therefore, the Reduced Project Alternative would result in less
than significant impacts to these issues. The Reduced Project Alternative would accommodate
mixed-use development with the potential to expose sensitive receptors to TACs from nearby gas
stations and dry cleaners. Mitigation would reduce impacts to below a significant level. The Reduced
Project Alternative would result in reduced impacts in terms of consistency with air quality standards
because build-out of the proposed SPA under this alternative would be reduced by approximatety 35
percent. As a result, construction, operational, and vehicular emissions would be reduced; however,
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development would still be likely to exceed the thresholds for significance, and mitigation measures
similar to those proposed in the PEIR, would be required. .

Blological Resources; The Reduced Project Alternative would have a reduced impact to Diegan
coastal sage scrub, and the sensitive species supported by this habitat because the SPA under the
Reduced Project Alternative would not include the Diegan coastal sage scrub on the edge of PA-1b.
However, this alternative would have the potential to impact the exotic riparian woodland habitat
located in PA-2, including the migratory species potentially supported by this habitat.  Mitigation
would be required to mitigate the potential impact to this habitat and associated migratory species.

bt il +h
Agditionally, fulure development adjacent 16 Buena Vista Creek or its tributaries would have the

potential to result in a significant impact t0 a jurisdictional waterway; however, impacts would be
reduced under this alternative because a large above-ground portion of Tributary 1 would not be
located in the reduced SPA area. Implementation of this alternative would not conflict with adopted
plans, policies, and regulations, including the North County MHCP or NCCP, because the reduced
SPA is not identified for conservation as a BCRA or FPA in the North County MSCP and future
development would be required to conform to the NCCP Guidelines.

Climate_Change: The Reduced Project Alternative is reduced in scope compared to the proposed
DVSP Update, would accommodate a smaller total build-out, and would implement the sustainability
guidelines in the DVSP Update that would reduce GHG emissions compared to BAU. Therefore, GHG
emissions from vehicular sources, energy consumption, water use, soiid waste, and GHG emissions
during construction and operation would be reduced under this alternative.

Cultural Resources: Development under the Reduced Project Alternative would have the potential to
involve the demolition and/or remodeling of potentially significant historical buildings in the SPA or
impact potentially significant archaeological resources or human remains during ground disturbing
construction activities. Therefore, similar to the DVSP Update, the mitigation measures proposed in
the PEIR would be required to reduce impacts. The discovery of human remains would comply with
applicable State law and be less than significant, and impacts to paleontological resources would be
less than significant because the underlying soils have low potential to contain paleontological
resources.

Geglogy and Soils: The Reduced Project Alternative would result in less than significant impacts for
geologic hazards, unstable soils, and expansive soils because future development would be required
to comply with IBC and CBC standards and implement site-specific geotechnical investigation
recommendations. Additionally, implementation of required BMPs would ensure that impacts
associated with soil erosion would be less than significant.

Hazards and Hazardous Materials: Compliance with applicable regulations and submission of

building plans to the VFD for review and approval would reduce to a less than significant level
impacts associated with: 1) hazards to the public, environment, and nearby schools through the
routine use, transport, disposal, or the accidental release of hazardous materials; and 2) impairment
of emergency response and evacuation plans from construction-related road closures or detours.
Future development under the Reduced Project Alternative would have the potential to result in
significant impacts to persons or the environment as a result of previous land uses that utilized or
generated hazardous materials or wastes. The mitigation measures praposed in the PEIR would be
required to reduce impacts to a less than significant level.

Hydrology and Water Quality: Required compliance with the City's Stormwater Ordinance and
Groundwater Ordinance would ensure that construction required for future development projects
would not result in a significant impact to individual site hydrotogy. Impacts associated with flooding
post-construction would be increased under the Reduced Project Alternative because the drainage
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improvements within the reduced SPA boundary would not include the new Santa Fe drainage basin |
along Tributary 1 at the corner of Santa Fe Avenue and Monte Vista Drive. The SPA would continue
to be located within the 100-year floodplain and a significant impact would occur. Implementation of
BMPs according to the City's Stormwater Standards Manual, and compliance with the SUSMP
through the Stormwater Ordinance, the City’s Grading Ordinance, and required NPDES permits would
reduce water quality impacts of the Reduced Project Alternative during construction activities and
post-construction to a less than significant level.

Land Use: The Reduced Project Alternative would not result in an impact with regard to conflicts with

eichharindg land usac or the nhveical division of an egtahlished community heecausa similar tvneg of
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activities ang uses would occur in the downtown area under both scenarios. The Reduced Project
Alternative would result in reduced traffic impacts as compared to the DVSP Update; however,
impacts associated with traffic would remain potentially significant and unavoidable. Therefore, the
Reduced Project Alternative would result in a significant and unmitigable impact related to conflicts
with traffic-related policies in the City's General Plan.

Noise: The Reduced Project Alternative would result in permanent increases in ambient noise leveils
from operation of new development and temporary noise impacts and groundborne vibration
impacts from construction. Impacts would be potentially significant and the mitigation measures
proposed in the PEIR would be required to reduce impacts {0 a less than significant lavel. Less than
significant impacts to traffic noise would be reduced under this alternative because vehicle trips
associated with this alternative would be reduced as compared to the DVSP Update. The Reduced
Project Alternative would not expose people to aircraft noise.

Population and Housing: The Reduced Project Alternative would be consistent with forecasted growth
for the city. Additionally, the Reduced Project Alternative would accommodate the construction of
new housing in the downtown area and would not displace substantial numbers of existing housing,
necessitating the construction of replacement housing elsewhere. Impacts would be 1ess than
significant.

Public Services: Demand for services from the SDCSD and VUSD currenily exceed the capacity of
these service providers. Therefore, future development under the Reduced Project Alternative would
result in an increase in demand for police and school services that would exceed the capacity of
existing police and school facilities requiring new facilities or substantial alterations to existing
facilities, the construction of which could result in significant environmental effects. Implementation
of the mitigation measures proposed in the PEIR would be required to reduce impacts to a less than
significant level. The VFD would have adequate facilities to serve future development under
Reduced Project Alternative because the VFD has adequate facilities to serve the DVSP Update, and
development would be reduced under the Reduced Project Alternative.

Recreation: This alternative would result in a [ess than significant impact associated with
deterioration of existing recreational facilities because the Reduced Project Alternative would result
in the development of some new recreational facilities in the reduced SPA which would aid the City in
meeting its parkland goal by implementing the design and development guidelines that encourage
recreational facilities throughout the SPA. Less than significant impacts associated with
construction or expansion of recreational facilities would be reduced under this alternative because
fewer faciiities would be developed under the Reduced Project Alternative.

Traffic_and_Circulation;: Impacts to roadway and intersection LOS within the Reduced Project
Alternative boundary wouid be reduced as compared to the DVSP Update because the reduced SPA
would not include traffic from development in PA-4 or PA-1b. However, traffic impacts would still be
anticipated to be significant and unavoidable, even with implementation of the mitigation measures
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proposed in the PEIR. The Reduced Project Alternative would mitigate impacts associated with
traffic hazard from vehicles queuing at driveways with implementation of mitigation measure Haz-3.
Parking supply impacts would be similar under this alternative because future development would
be required to comply with parking requirements established in the DVSP Update. This alternative
would not result in a conflict with existing alternative transportation services; therefore, impacts to
alternative transportation under this alternative would be less than significant.

Ltilitles: The Reduced Project Alternative would not result in a significant increase in demand for
wastewater treatment or energy that would require the construction or expansion of new facilities

because adequate wastewater treatment facllities and energy infrastructure are in place to serve

larger DVSP Update. However, the Reduced Project Alternative would not implement the stormwater
improvements proposed in the DVSP Update that would remove the SPA from the 100-year
floodplain; therefore, stormwater facilities would be inadequate to serve the development proposed
and a significant impact would occur. The Reduced Project Alternative proposes simitar land uses in
a reduced SPA; therefore, impacts related to water supply would be less than significant, because
adequate water supply exists to serve the larger DVSP Update. Development under the Reduced
Project Alternative would not exceed the capacity of Miramar Landfill and would not result in
significant impact associated with solid waste disposal or a conflict with AB 939.

4. Summary

The Reduced Project Alternative would meet six of the 12 project objectives identified for the DVSP
Update, and would partially fulfill five other objectives. This alternative would result in reduced
impacts associated with construction of light or glare, consistency with air quality standards,
biological resources, new recreational resources, and increases in traffic. However, this aiternative
would result in greater impacts associated with flood hazards and stormwater facilities. Significant
and unavoidable impacts to air quality, historical resources, conflicts with the General Plan, and
increases in traffic wouid still occur under this aiternative.

Additionally, upon compietion of the 20-year build-out period, implementation of the DVSP Update is
projected to generate a total of approximately 4.9 million dollars in property taxes. Build-out is also
anticipated to create over $100,000.in annual sales tax revenue for the City. The Reduced Project
Alternative would result in reduced revenues for the City from property tax and sales tax revenues
because total development would be reduced under this alternative. The reduced project would
accommaodate a total of approximately 1,090 dwelling units and 1,706,155 SF of development,
compared to 1,675 dwelling units and 2,624,854 SF of development under the DVSP Update.
Therefore, development would be reduced by approximately 35 percent, which would reduce
property tax revenue to approximately 1.7 million, and annual sales tax revenue to approximately
$65,000. The proposed project is projected to create approximately 3,500 new jobs from
commercial and retail uses. The number of jobs woulgd be reduced by approximately 35 percent
(resuiting in 1,225 fewer jobs) under the Reduced Project Alternative because less commercial and
retail development would be accommodated. The construction of the land uses accommodated
under the DVSP Update would generate substantial revenue to the local economy and provide a
significant number of construction-related jobs over the 20 year build-out of the Plan. The Reduced
Project Alternative would not generate as much revenue to the local economy or create the same
number of construction jobs from project construction due to reduced development as compared to
the proposed project. Additionally, this alternative would not include the development of an 18-hour
activity area in PA-4 to provide an entertainment destination for city residents. Therefore, the
environmental advantages associated with this alternative do not outweigh the economic and social
advantages of the proposed project.

33



Exhibit B, CEQA Findings, Downtown Vista Specific Plan Update EIR

C. Alternative 3: Expanded Street Configuration Alternative .

1. Description

Under this alternative, S. Santa Fe Avenue would not be narrowed to two lanes through PA-3. S.
Santa Fe Avenue would be four lanes throughout the planning area and would include a median.
Additionally, Olive Avenue would be extended across the NCTD railroad tracks to connect to W.
Orange Street. The connection of Olive Avenue to Vista Village Way would be removed and Olive
Avenue would end at a dead-end at Vista Village Way. This would encourage traffic to use Melrose
Drive to connect to the neighborhoods northeast of the SPA, instead of S. Santa Fe Avenue. The
proposed DVSP Update would be implemented under this aiternative, inciuding the SPA boundary
expansion, all design and development guidelines, proposed land use densities, and public
infrastructure and circulation improvements, with the exception of narrowing S. Santa Fe Avenue to
two lanes through PA-3. Under the DVSP Update, S. Santa Fe Avenue would be narrowed to two
vehicular lanes (one in each direction) to incorporate pedestrian circulation improvements and
encourage waikability in PA-3. Under the Expanded Street Configuration Alternative, S. Santa Fe
Avenue would be a major thoroughfare through the SPA (PEIR, Section 6.3.3).

2. Attainment of Project Objectives

The Expanded Street Configuration Alternative would fully meet 10 of the 12 project objectives
identifiegd for the DVSP Update and partially fulfill the other two objectives. This alternative would
fuifiil Objective 1 because it would develop four distinct planning areas; Objective 2 because it would
identify design and development guidelines for four distinct planning areas; Objective 3 because it
would accommodate the same new commercial and residential development opportunities as the
DVSP Update; Objective 4 because it would implement the landscape design guidelines for the SPA;
Objective 5 because it would improve traffic circulation; Objective 6 because it would implement the
propased water, sewer and storm drain infrastructure improvements; Objective 7 because it would
create a Character Overlay Zone to preserve the historic downtown area; Objective 9 because it .
would accommodate a variety of housing types; Objective 11 because it would implement the
sustainable development principles; and Objective 12 because it wouid create an 18-hour activity
area at the core of the SPA. This alternative wouid partially fulfill Objective 8 because it would not
improve pedestrian, bicycle and transit facilities and corridors in PA-3 to the extent provided under
the DVSP Update; and partially fulfill Objective 10 because it would implement design and
development guidelines to increase public safety by clearly delineating pedestrian circulation in most
of the SPA, but pedestrian circulation would not be greatly improved along S, Santa Fe Avenue in PA-
3.

3. impagcts

Because the DVSP Update design and development guidelines, proposed land use densities, and
public infrastructure and circulation improvements would all be implemented under this alternative,
with the only exception of narrowing S. Santa Fe Avenue to two lanes, most impacts under this
alternative would be the same as those identified for the DVSP Update. Therefore, the discussion
below focuses only on the impacts that differ under this alternative compared to the proposed
project, which are the impacts related to traffic/circulation on S. Santa Fe Avenue. Impacts that
wouid be the same under this alternative as those identified for the DVSP Update include aesthetics,
air quality, biological resources, climate change, cultural resources, geology and soils, hazards and
hazardous materials, hydrology and water quality, noise, population and housmg, public services,
and utilities.

Land Use: The Expanded Street Configuration Alternative would not result in a conflict with
neighboring land uses or the physical division of an established community because the same types
of activities and uses would occur in the downtown area under hoth scenarios. Additionally, the
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Expanded Street Configuration Alternative would result in fewer impacts related to consistency with
adopted land use plans, policies, and regulations because the Expanded Street Configuration
Alternative would result in fewer traffic impacts that would conflict with General Plan policies, as
compared to the DVSP Update. The Expanded Street Configuration Alternative would result still
result in a significant traffic impact prior to mitigation.

Recreation: The Expanded Street Configuration Alternative would not result in the removal of
existing recreational activities. However, while most of the recreational facilities proposed in the
DVSP Update would be constructed under this alternative, the Expanded Street Alternative would not

encourage the mid-block pedestrian areas that would be encouraged under the DVSP Update

because S. Santa Fe Avenue would remain a major thoroughfare and enhanced pedestrian paths 1o
create pedestrian activity areas would not be imptemented. Therefore, this alternative would not aid
the City in meeting its parkland goals to the extent of the DVSP Update. The Expanded Street
Configuration Alternative would result in fewer impacts associated with construction or expansion of
recreational facilities because fewer facilities would be developed under this alternative in PA-3.

Traffic; The Expanded Street Configuration Alternative would accommodate the same amount of
growth in the downtown area compared to the DVSP Update; therefore, increases in traffic wouid be
the same under this alternative. However, the street configuration would be modified under this
alternative. The Expanded Street Alternative would result in a significant impact to the foliowing
intersections:

Melrose Drive/Olive Avenue (LOS E in AM Peak Hour, LOS F in PM Peak Hour)
Santa Fe Avenue/E. Broadway (LOS F, PM Peak Hour}

Santa Fe Avenue/Guajome Avenue (LOS E, PM Peak Hour)

Pala Vista Drive/Santa Fe Avenue (LOS F, AM and PM Peak Hour)

Escondido Avenue/Santa Fe Avenue (LOS F, PM Peak Hour)

Vale Terrace/Vista Way (LOS E, AM Peak Hour)

Escondido Avenue/Eucalyptus Way (LOS F, PM Peak Hour)

s & & & & & »

The DVSP Update would also result in a significant impact to these intersections; however, the
significant impact to each intersection would be reduced under the Expanded Street Configuration
Alternative, with the exception of the Melrose Drive/Olive Avenue intersection. Additionally, the
Expanded Street Configuration Alternative would not result in a significant impact to the Santa Fe
Avenue/Main Street intersection or the Escondido Avenue/Postal Way intersection. The DVSP
Update would significantly impact both of these intersections. Therefore, impacts associated with
increases in traffic volumes would be reduced under this alternative. However, mitigation measures
Tra-1, Tra-3 through Tra-5, Tra-7, and Tra-8 would still be required to reduce impacts under this
alternative. All impacts to these intersections would be reduced {o below a level of significance with
mitigation under the Expanded Street Configuration Alternative.

This alternative would reduce impacts associated with emergency access to a less than significant
level with implementation ¢ of mmaatmn measuyre Haz-3. Parkmg supply impacts under this alternative
would be similar to the DVSP Update because future development under this alternative would be
required to comply with the parking requirements proposed in the DVSP Update. Impacts associated
with alternative transportation would be slightly gdreater under this alternative because
improvements to pedestrian facilities along S. Santa Fe Avenue in PA-3 would be fewer under the

Expanded Street Configuration Alternative.
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4, Summary

The Expanded Street Configuration Alternative would fully meet 10 of the 12 project objectives
identified for the DVSP Update and partially fulfill the other two objectives. This alternative would
result in reduced impacts associated with conflicts with .the General Plan, construction of new
recreational facilities, and increases in traffic. However, this alternative would result in greater
impacts associated with existing recreational facilities and alternative transportation. Significant
and unavoidable impacts to air quality and historical resources would still occur under this
alternative.

Additicnally, upon completion, implementation of the DVSP Update is projected to generate a total of
approximately 4.9 million dollars in property taxes. The Expanded Street Configuration Alternative

would result in the same revenues for the City from property tax revenues because total
development would be the same under this alternative. Additionally, this alternative would also be
expected to create approximately 3,500 new jobs from commercial and retail uses, generate
substantial revenue to the local economy, and provide a significant number of construction-reiated
jobs over the 20 year build-out of the Plan, similar to the proposed project. However, this alternative
would not provide enhanced pedestrian facilities atong S. Santa Fe Avenue. This would reduce the
revenue generated by redevelopment along S. Santa Fe Avenue compared to the proposed project by
making the businesses along this commercial corridor less accessible to pedestrian traffic. As a
result, build-out would create less than $100,000 in sales tax revenue per year for the City.
Additionally, the lack of improved pedestrian facilities atong this corridor would not achieve the City’s
goal to promote the S. Santa Fe Avenue corridor as a cultural destination in the SPA. Therefore, the
environmental advantages associated with this alternative do not outweigh the economic and social
advantages of the proposed project.

C. Environmentally Superior Afternative

CEQA requires a PEIR to identify the environmentally superior alternative. If the environmentally
superior alternative is the No Project Alternative, CEQA requires that the PEIR identify an
environmentally superior alternative among the other alternatives (State CEQA Guidelines Section
15126.6[e][2]).

The Reduced Project Alternative is the environmentally superior alternative, since it wouid reduce
impacts associated with nighttime lighting, air quality, biological resources, recreational facilities and
traffic, as compared to the proposed project. The Reduced Project Alternative would achieve the
DVSP Update goals to implement landscape design guidelines, identify design and development
guidelines, accommodate a variety of housing types, increase public safety by clearly delfineating
pedestrian circulation, implement the proposed sustainable development principles, and create a
Character Overlay Zone. It would only partially fulfill the goals te develop four distinct planning areas,
accommodate new commercial and residential development cpportunities, improve circuiation and
infrastructure, and improve pedestrian, bicycle and transit facilities and corridors. This alterative
would not fulfill Objective 12 to ¢reate an 18-hour activity area at the core of the SPA. Additionally,

this alternative would result in a greater impacts associated with alternative transportation as

compared to the DVSP Update.

VIl.  FINDINGS REGARDING OTHER CEQA CONSIDERATIONS

A Growth-Inducing Impacts of the Project

As required by the State CEQA Guidelines, a PEIR must include a discussion of the ways in which the
proposed project could directly or indirectly foster economic development or population growth, or
the construction of additional housing and how that growth would, in turn, affect the surrounding
environment (Section 15126.2{d]). Growth can be induced in a number of ways, including the
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elimination of obstacles to growth, or through the stimulation of economic activity within the region.
The discussion of removal of obstacles to growth relates directly to the removal of infrastructure
limitations or regulatory constraints that could result in growth unforeseen at the time of project
approval. According to State CEQA Guidelines Section 15126.2(d), “it must not be assumed that
growth in any area is necessarily beneficial, detrimental, or of little significance to the environment.”

The DVSP Update would have the potential to directly influence population in the Vista.community by
accommodating 1,270 new residential units in the SPA, compared to existing conditions, for a total
of 1,675 residential units. SANDAG projects the number of housing units in the city to increase 16
percent between 2004 and 2030, from 30,169 to 34,945. The 1,270 units accommodated by the
buildout of the DVSP Update would account for approximately 3.6 percent of the total dwelling units
projected in the city. SANDAG projects a total population of 115,768 in the city by 2030, or
approximately 3.3 persons per dwelling unit. Therefore, buildout of the additional 1,270 residential
units accommodated by the DVSP Update would accommodate population growth of approximately
4,191 people in the DVSP Update area compared to existing conditions. Growth in the DVSP Update

area would represent approximately 3.6 percent of the total population of the city.

The DVSP Update would accommodate an additional 1,866,737 SF of commercial, retail, and office
development. Therefore, it would have the potential to directly generate jobs and economic activity
in the SPA. Additionally, based on a factor of 3.3 persons per dwelling unit, implementation of the
DVSP Update would have the potential to generate approximately 4,191 residents. The estimated
4,191 residents that would be added within the SPA would incrementally increase economic activity.
The residents would primarily be served by the commercial and retail development accommodated
in the DVSP Update. However, residents may generate some activity in retail establishments in the
areas surrounding the SPA and may generate new demand for such services as landscaping,
gardening, and home cleaning and maintenance. The population that would be potentially
generated by buiidout of the DVSP Update constitutes approximately 3.6 percent of the projected
population of the city for 2030, which SANDAG forecasts as approximately 115,768 persons. As
stated above, project residents are would primarily draw of services provided by implementation of
the DVSP Update. Activity generated for services outside of the SPA would be expected to draw on
existing retail and commercial services already available in the area rather than inducing new service
providers to relocate to the area. As a result, no significant physical effects are expected to result
from economic growth generated by the DVSP Update, other than the commercial and retail growth
accommodated directly by the DVSP Update. The DVSP Update is expected to have beneficial
economic effects on local retailers and service providers already located in the SPA because of the
resulting additional activity.

The DVSP Update does not meet other criteria for being considered growth inducing because it
would not remove obstacles to growth or encourage growth through the provision of new and
essential public services or access opportunities. Implementation of the DVSP Update would include
improvements to public services infrastructure; however, these improvements would serve buildout
of the SPA. The SPA is already served by public services including water and sewer service.
Implementation of the DVSP Update would not extend public services into an area where these
services were previously unavailable. Nor would it resuit in urbanization of tand in a remote location,
resulting in “leapfrog” development. The DVSP Update area is located in an urbanized area that is
served by an existing network of electricity, water, sewer, storm drain, communications, rcadways,
and other infrastructure.
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B. Significant Irreversible Environmental Effects

Section 15126.2(¢) of the State CEQA Guidelines requires a discussion of any significant irreversible
environmental changes that would be caused by the proposed project. Specifically, Section
15126.2(c) states:

Uses of nonrenewable resources during the initial and continued phases of the
project may be irreversible, since a large commitment of such resources makes
removal or nonuse thereafter unlikely. Primary impacts and, particularly, secondary
impacts (such as highway improvement which provides access to a previously
inaccessible area) generally commit future generations to similar uses. Also,
irreversible damage can result from environmental accidents associated with the
project. frretrievable commitments of resources should be evaluated to assure that
such current consumption is justified.

Generally, a project would result in significant irreversible environmental changes if:

« The primary and secondary impacts would generally commit future generations to similar
uses;

¢ The project would involve a large commitment of nonrenewable resources;

o« The project involves uses in which irreversible damage would result from any potential
environmental accidents associated with the project; or

« - The proposed consumption of resources is not justified (e.g., the project invoives the
wasteful use of energy).

Implementation of the DVSP Update would result in the commitment of commercial, retail, office,
municipal, and residential uses in the SPA. While the existing SPA is currently developed with these
land uses, implementation of the DVSP Update would result in the redevelopment of existing
development as well as an overall increase in development intensity. Restoration of the SPA to pre-
developed conditions would not be feasible given the degree of disturbance, the urbanization of the
SPA in the existing condition, and the level of capital investment that would result from
implementation of the DVSP Update.

Resources that would be permanently and continually consumed by imptementation of the DVSP
Update include water, electricity, natural gas, and fossil fuels; however, the amount and rate of
consumption of these resources would not result in significant environmental impacts or the
unnecessary, inefficient, or wasteful use of resources because future development would be
required to meet all applicable law regarding use of resources such as CCR Title 24, California’s
Energy Efficiency Standards for Residential and Nonresidential Buildings. Additionally, future
residents would be required to comply with any regulations regarding use of resources, such as
drought condition water conservation measures implemented by the VID. Construction activities
related to the DVSP Update, though previously analyzed, would result in the irretrievable
commitment of nonrenewable energy resources, primarily in the form of fossil fuels (including fuel
oil), natural gas, and gasoline for automohiles and construction equipment.

With respect to operational activities associated with implementation of the DVSP Update,
compliance with all applicable building codes, as well as PEIR mitigation measures, would ensure
that all natural resources are conserved to the maximum extent practicable. It is also possible that
new technologies or systems would emerge, or would become more cost-effective or user-friendly, to
further reduce the project reliance upon nonrenewable energy resources.
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The State CEQA Guidelines also require a discussion of the potential for irreversible environmental
damage caused by an accident associated with the proposed project. Implementation of the DVSP
Update would allow for the development of land uses, such as commercial and manufacturing
facilities, that commonly store, use, and dispose of hazardous materials. Compliance with applicable
federal, State and local hazardous materials regulations such as the Emergency Planning and
Community Right-to-Know Act, the California HSC, CCR Title 23, the Aboveground Petroleum Storage
Act, California Accidental Release Prevention Program, and the Hazardous Materials Building Plan
requirements of the County Department of Environment Health would ensure that the DVSP Update
would not result in irreversible environmental damage related to the reasonable foreseeable
accidental release of hazardous materials.

Viil. CERTIFICATION OF THE PEIR
Pursuant to Public Resources Code § 21081 and State CEQA Guidelines § 15090, the City certifies
that:

1. The PEIR is an accurate and objective statement that fully complies with CEQA and the State
CEQA Guidelines;

2. As the decision making body for the City, the PEIR was presented to the City Council and the
City Council reviewed it and considered the information in the PEIR prior to approving the
Project; and

3. The PEIR reflects the City Council's independent judgment and analysis.

The City further finds that no comments or responses to comments made during or after the review
period for the PEIR, and received prior to the adoption of these Findings, or made during any other
public hearing on the Praject, rise 10 the leve) of significant new information requiring recirculation or
additional environmental review pursuant to State CEQA Guidelines § 15088.5.

IX.  FINDINGS REGARDING MITIGATION MONITORING AND REPORTING PLAN
As required by Public Resources Code § 21081.6, the City, in adopting these Findings, also adopts a
Mitigation Monitoring and Reporting Plan (MMRP). The MMRP is designed to ensure that, during the
Project, the City and alf other responsibte parties will comply with the mitigation measures adopted in
these Findings. The City Council hereby find that the MMRP, which is incorporated herein by
reference, meets the requirements of Public Resources Code § 21081.6.

X.  CUSTODIAN OF RECORDS

The location of the documents or other materials which constitute the record of proceedings upon
which the City's decision is based is the City's Community Development Depantment located at 600
Eucalyptus Avenue, Vista, CA 92084. The custodian for such records is the Community Development
Director at the same address.

Xl.  STAFF DIRECTION
City staff is directed to file a Notice of Determination with the County of San Diego within five working
days of final Project approval. ‘
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EXHIBIT C

STATEMENT OF OVERRIDING CONSIDERATIONS
FOR DOWNTOWN VISTA SPECIFIC PLAN UPDATE PROJECT
CEQA (PRC § 21081(b))
STATE CEQA GUIDELINES (CCR §15093)

State Clearinghouse (SCH) No. 2009061018
March 11, 2010

The City of Vista (“City”) hereby adopts the following Statement of Overriding Considerations
for the Downtown Vista Specific Plan (DVSP) Update project pursuant to Public Resources
Code (PRC) § 210841 and State CEQA Guidelines § 15093. The Final Program Environmental
Impact Report (“PEIR”) for the project identifies significant environmental effects that wouild
not be mitigated to below a level of significance and that would be allowed to occur as a
result of project approval by the City Council. The City finds that, although potential project-
related impacts have been avoided or substantially mitigated as described in the PEIR and
the Findings adopted by the City pursuant to State CEQA Guidelines § 15091, the project will
have significant, unavoidable environmental impacts in the following areas: air quality,
cultural resources, land use, and traffic.

The City, after balancing the specific economic, legal, social, technological or other benefits
of the project, including considerations for the provision of employment opportunities,

determines and finds that the unavoidable adverse environmental effects may be considered
" “acceptable” due to the following specific considerations.

The primary goal of the DVSP Update is to stimulate reinvestment in older and underutilized
properties to provide housing and commerciat uses that would result in the re-creation of a
dynamic downtown area. The DVSP Update would be used as a tool to guide and direct new
redevelopment, economic development, streetscape and traffic improvements, parking,
pedestrian amenities, and mixed land uses in the Specific Plan Area (SPA). The project
would develop four distinct planning areas within the SPA, each of which provides specific
types of development opportunities. A total of 1,270 new dwelling units and 1,866,737
additional square feet (SF} of development is proposed for the SPA, compared to the existing
" condition,

Through implementation of the project, the DVSP Update will result in the following benefits
to the SPA and surrounding areas, and the City as a whole:

1} Employment Benefits

a) Emplovment-Generating Land Uses., The DVSP Update would create new employment
apportunities in the City of Vista. The project proposes commercial/retail, office,
industrial, institutional, and service-oriented uses that would create a variety of
employment opportunities.
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2)

3)

b) New Positions. The total number of jobs anticipated to be created by the proposed
project is approximately 3,500 jobs from commercial/retail uses.

¢} Persons Benefifting From New Emplovment Qpportunities. Those that would benefit

from employment from development under the DVSP Update would range from
students at local high schools or colleges filling part-time positions, students and
adults filling full-time positions, skilled tradesmen filling certain industrial and
commercial positions, and professionals filling commercial, office, and institutional
positions. Persons that live in the residential portion of the SPA would be prime

candidates for employment opportunities created by the redevelopment of the SPA,

n
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Economic Benefits

a) Construction-related Revenues. The construction of development under the DVSP
Update woutd generate substantial revenue to the local economy and provide a
significant number of construction-related jobs over a 20-year construction period.

b) Benefits to Local Businesses. The existing businesses in the downtown area and
surrounding area are expected to benefit from the increased residential activity
accommodated by the proposed project, and from the visitors generated from the
revitalization of the area as a commercial/retail and entertainment destination.

¢) Property Tax Revenue. Build-out of the DVSP Update is projected to create roughly
$245,355 in property tax revenue per year for the City.

Property Tax Analysis

mptions;
Projected Gross Property Sales
Revenue $466,684,250
Property Tax Rate 1.05148%
Estimated Total Property Tax Over 20-
Year Build-out Period ~$ 4,907,092

d) Sales Tax Revenue. Over the 20 year build-out period, it is anticipated that the DVSP
Update area could generate an additional 1,866,737 SF of commercial/retail space.
In addition to the property tax revenues to be generated, the DVSP would also
generate significant sales tax dollars. It is estimated that based on industry
standards for revenue per square foot, over $100,000 annually would be generated
on a non-inflated basis.

Redevelopment Benefits

a) Dypamic Downtown Area. The primary goal of the DVSP Update is to stimulate
reinvestment in older and underutilized properties to provide housing and

commercial uses that would result in the re-creation of a dynamic¢ downtown area.

b) Smart-Growth Community. The DVSP Update would enhance the downtown area and
renew interest and activity in the area by creating a place where residents can live,
work, shop, and play. The redevelopment proposed by the DVSP Update would
encourage residents in the SPA to shop and play in their community by providing
attractive amenities close to home.
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c} mmercial Destination. Visitors from the surrounding areas would be encouraged to
visit the SPA because it would provide a variety of commercial, retail, and
entertainment opportunities in one area. The DVSP Update would create new
shopping and entertainment destinations throughout the SPA. Specifically, the DVSP
Update would create a cultural center along S. Santa Fe Avenue with an artistic,
creative feel that would include specialty shops, art galleries, ethnic restaurants, and
other complementary uses and would provide a unique destination within the City.

d) A8-Hour Activity Area, An 18-hour activity would be created by providing a variety of
residential development types and commercial uses in the core of Planning Area 4
(PA-4), including major retailers, restaurants with outdoor dining, and large public
spaces to encourage business throughout the day and evening,

Aesthetic Benefits

The area-wide and planning area-specific design and development plans proposed in the
DVSP Update would enhance the visual character and quality of the SPA, as discussed
below for each planning area.

a) Area-wide: The area-wide plan sets general site development standards that apply to
all uses within the SPA. The general development standards that would create a
cohesive and enhanced visual quality in the SPA include the following:

« General operating standards for storage, outdoor uses, light and glare, outdoor
storage, parking, outdoor cooking, fences and walls, landscaping and
parking/loading

« Standards for specific land uses including parking structures and garages, retail
and entertainment development, mixed-use development, and work/live
development

« 5ign standards
« Nonconforming lots, structures and uses
« Development review procedures

Typical design guidelines include requirements for high quality development,
preservation of historic or cuiturally significant elements, and avoidance of features
that would create pedestrian or vehicular conflicts. Landscape requirements are also
included to soften the appearance of building facades and hard surfaces, and
provide shade for residents and visitors.

b) _a_umng,ﬂma_;_m Landscape guidelines are proposed for this planning area

which would result in a consistent street landscane dncmn This nlnnmnd area would
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provide gateway entry and exit points to and from the SPA A compact mix of land
uses is encouraged that would improve connectivity between the historic district and
surrounding land uses. The Character Defining Elements and Guidelines for PA-1
include an architectural design that complements the architectural styles of the
surrounding areas. A Character Overlay Zone would apply to a portion of PA-1, which
would preserve and enhance the historic character and visual guality of the
downtown area by maintaining the ambience and design context of the historic
downtown area.
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c)

d)

e)

Planning Area 2 (PA-2); The community design plan for this area includes landscaping
that would build upon existing plant material and hardscape already found in the
planning area, and would improve and enhance visual connectivity between the Civic
Center, retail, office, and housing development within the planning area. Additionalily,
improvements to landscaping and architectural design would enhance the visual
quality of public views in this planning area. Since PA-2 would serve as a community
node that offers civic, office, entertainment, restaurant, and retail uses, particular
emphasis would be given to Vista Village Drive in order to create a continuous bold
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streetscape that starts from SR-78.

Planning Area 3 (PA-3); The DVSP Update promotes the redevelopment of the
streetscape of S. Santa Fe Avenue in this planning area to be highly walkable.
Building fagade and streetscape improvements are proposed, as well as the
undergrounding of the utility lines. Landscape features would be used along
pedestrian paths, within alley-like development, and in front of proposed shops, art
galleries, ethnic restaurants, live-work units, and other complimentary uses.

Planning Area 4 (PA-4): PA-4 would be improved by concentrating amenities near the
Escondido Avenue Sprinter station, which would promote walkability. The visual
quaiity of PA-4 would also be enhanced by implementation of new coordinated
landscaping and building design, architectural design, and pedestrian access
guidelines. A key guiding principle for this planning area is to foster stronger
functional and visual connections between the S. Santa Fe Avenue corridor through
enhanced pedestrian and bicycle utilization and vehicular accessibility. New
development throughout the planning area would have a cohesive architectural
theme or style.

5) Recreational/Public Space Benefits

a)

b)

c)

New Recreational Resources. Implementation of the DVSP Update would include

development of activity centers and public areas that are anticipated to enhance the
SPA as a recreational experience for visitors and residents. Several land uses that
include public open space would be permitted in all planning areas under the DVSP
Update: parks, public open space, and trails. Implementation of the DVSP Update
would aid the City in maintaining its goal of providing 4.49 acres of parkland for every
1,000 residents.

Public Space Develooment Requirements. The DVSP Update requires that

destination retail/entertainment development must provide usable exterior publicly
accessible amenities which may include any combination of seating, public art, water
features, and usable landscape area. The standards for mixed-use projects require
outdoor space to be a minimum of 400 SF. The design guidelines for all residential
developments include a requirement for residents to have access to usable open
space for recreational and social activities.

Commercial/Retail Uses, The proposed project would provide approximately
1,866,737 SF of new commercial/retail space that would include large commercial

centers, retail shops, restaurants and other entertainment, and offices.
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Y

The City finds that there is substantial evidence in the administrative record of benefits to
employment, economic effects, redevelopment, aesthetics, and the recreational/public
space which would directly result from approval and implementation of the project. The City
finds that the need for these benefits specifically overrides the impacts of the project on air
quality, cultural resources, land use, and traffic and thus the adverse effects of the project
are considered acceptable.




